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April 28, 2023 
 
Kimberly Rybold, Senior Planner, AICP 
Sity of Wilsonville 
29799  
Sw Town Center Loop E. 
Wilsonville, OR 97070 
 
RE:  DB22-0010 Charbonneau Marina Modifications Response to Letter of Incomplete 

Application. 
 
Pioneer Project No.: 999-146.7 
 
Dear Kim: 
 
This letter summarizes our reponses to your letter of incomplete application, dated 
Decmeber 13, 2022.  The Code Narrative and Site Plans have been revised consistent with 
the following responses. 
 

The submitted application is incomplete, based on the applicable provisions of ORS 

227.178(2) and the Wilsonville Comprehensive Plan and Development Code (WC), due 

to the following missing items:  

 

1. Incomplete or insufficient written responses to applicable review criteria explaining 

how each standard is met as follows:  

 Parking, Loading and Bicycle Parking: Section 4.155 – Clarify the allocation of 

parking designated for marina and residential uses to ensure minimum parking 

requirements for the residential use continue to be met.  

 

RESPONSE:  The Code Compliance Narrative has been revised as follows (Page 42): 

Section 4.155. - General Regulations—Parking, Loading and Bicycle Parking. 

A. The provision and maintenance of off-street parking spaces is a continuing 
obligation of the property owner. The standards set forth herein shall be 
considered by the Development Review Board as minimum criteria. 

1. The Board shall have the authority to grant variances or planned 
development waivers to these standards in keeping with the purposes and 
objectives set forth in the Comprehensive Plan and this Code. 

2.  Waivers to the parking, loading, or bicycle parking standards shall only 
be issued upon a finding that the resulting development. 
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RESPONSE:  Table 5 in this Code section does not provide a specific standard for 
marinas.  The code generally does not specify parking requirements for open spaces and 
recreational facilities. 
 
However, the marina parking was previously approved in conjunction with the Haven 
Apartment complex.  The marina parking area was specifically set aside at its current 
location when the Haven complex was constructed as a replacement for prior marina 
parking now assigned to the Haven complex.      
 
The applicant is not proposing any changes to the parking assigned to the Haven complex 
but is proposing to add 8 additional parking spaces for the marina.  The shared parking 
management program discussed above will continue. 
 
The proposed parking area improvements will include a retaining wall to allow widening 
of the paved parking area and adding 8 new spaces.  One tree is proposed to be removed 
near the marina access ramp, with 2 ADA stalls stripped on each side of the ramp access.  
In addition to the added parking, 2 golf cart stalls are proposed along the west edge of the 
site together with a bike rack.  The additional parking brings the total to 15 vehicle spaces 
so two shade trees will be planted, with one replacing the tree being removed.   
 
There is no boat launch associated with the marina.  All boat launching is handled upstream 
at the County facility west of the I-5 Bridge. 
 
The added marina parking, including golf cart spaces and bike racks are expected to 
accommodate any increase in marina use resulting from the proposed marina upgrades.   
 
(.03)  Minimum and Maximum Off-Street Parking Requirements: 

A.  Parking and loading or delivery areas shall be designed with access and 
maneuvering area adequate to serve the functional needs of the site and shall: 

1.  Separate loading and delivery areas and circulation from customer 
and/or employee parking and pedestrian areas. Circulation patterns shall 
be clearly marked. 
2.  To the greatest extent possible, separate vehicle and pedestrian traffic. 

 
RESPONSE:  Table 5 in this Code section does not provide a specific standard for 
marinas.  The code generally does not specify parking requirements for open spaces and 
recreational facilities. 
 
However, the marina parking was previously approved in conjunction with the Haven 
Apartment complex.  The marina parking area was specifically set aside at its current 
location when the Haven complex was constructed as a replacement for prior marina 
parking now assigned to the Haven complex.      
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The applicant is not proposing any changes to the parking assigned to the Haven complex 
but is proposing to add 6 additional parking spaces for the marina.  The shared parking 
management program discussed above will continue. 
 
The proposed parking area improvements will include a retaining wall to allow widening 
of the paved parking area and adding 6 new spaces.  One tree is proposed to be removed 
near the marina access ramp, with 2 ADA stalls stripped on each side of the ramp access.  
In addition to the added parking, 2 golf cart stalls are proposed along the west edge of the 
site together with a bike rack.  The additional parking brings the total to 15 vehicle spaces 
so two shade trees will be planted, with one replacing the tree being removed.   
 
There is no boat launch associated with the marina.  All boat launching is handled upstream 
at the County facility west of the I-5 Bridge. 
 
The added marina parking, including golf cart spaces and bike racks are expected to 
accommodate any increase in marina use resulting from the proposed marina upgrades.   
 

 Tree Preservation and Protection: Section 4.620 – Inconsistent information on 

quantity and location of trees to be removed and preserved. Insufficient rationale for 

requesting exception to tree replacement requirement. There are inconsistencies between 

what is stated in the arborist report/narrative and the number of trees to be planted as 

identified on the landscape plan.  

 
RESPONSE:  The Code Compliance Narrative and Plans have been revised to correct 
inconsistencies and missing information and details.  An updated Arborist’s Report has 
been provided, as the prior report relied on the 2015 inventory, which included trees on 
ODOT property to the west of the fenceline.   
 
The Code Compliance Narrative (page 62), the Plan Set and SRIR have also been revised 
for consistency. 
 

TREE PRESERVATION AND PROTECTION 

Section 4.600. - Purpose and Declaration. 

(.01)  Rapid growth, the spread of development, need for water and increasing 
demands upon natural resources have the effect of encroaching upon, 
despoiling, or eliminating many of the trees, other forms of vegetation, and 
natural resources and processes associated therewith which, if preserved and 
maintained in an undisturbed and natural condition, constitute important 
physical, aesthetic, recreational and economic assets to existing and future 
residents of the City of Wilsonville. 
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(.02)  Specifically, the City Council finds that: 

A.  Woodland growth protects public health through the absorption of air 
pollutants and contamination, through the reduction of excessive noise 
and mental and physical damage related to noise pollution, and through 
its cooling effect in the summer months, and insulating effects in winter; 
B.  Woodlands provide for public safety through the prevention of erosion, 
siltation, and flooding; and 
 
C. Trees make a positive contribution to water quality and water supply by 
absorbing rainfall, controlling surface water run-off, and filtering and 
assisting in ground water recharge; and 
 
D. Trees and woodland growth are an essential component of the general 
welfare of the City of Wilsonville by producing play areas for children and 
natural beauty, recreation for all ages and an irreplaceable heritage for 
existing and future City residents. 

(.03)  Therefore, the purposes of this subchapter are: 

A.  To preserve Significant Resource Overlay Zone areas, recognizing that 
development can and will occur. 
B.  To provide for the protection, preservation, proper maintenance and 
use of trees and woodlands in order to protect natural habitat and prevent 
erosion. 
C.  To protect trees and other wooded areas for their economic 
contribution to local property values when preserved, and for their 
natural beauty and ecological or historical significance. 
D.  To protect water quality, control surface water run-off, and protect 
ground water recharge. 
E.  To reflect the public concern for these natural resources in the interest 
of health, safety and general welfare of Wilsonville residents. 
F.  To encourage replanting where trees are removed. 

 
RESPONSE:  The attached Updated Arborist’s Report and Existing Conditions Plan 
identify all existing trees on the site in the immediate vicinity within the area of planned 
improvements.  The report and Tree Removal and Mitigation Plan identifies those trees 
proposed for removal, including the basis for removal.   
 
Six trees are now proposed for removal.  Previously Tree # 38 was proposed for removal 
to be removed in the parking area to provide an additional parking space.  However, the 
added parking requires at least one tree island, therefore, Tree # 38 will now be retained 
in a tree island. 
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Of the trees to be removed, two trees (#16 & 20) are proposed for removal due to 
conflicts with the marina access stairs, however, the stumps will be retained for slope 
stability.  Four additional trees (# 40, 41, 51 & 52) are proposed for removal based on 
poor health, damaged, or hazard conditions and/or invasive species.  To the degree 
possible, the maximum number of trees are being preserved.      
 

Excerpt from SRIR: 
 
Trees will be removed by cutting the base of the tree above the ground surface, 
leaving root balls in place below top of bank and removing roots above. No other 
trees will be impacted by the project. Mitigation measures for tree replacement and 
the restoration of forest habitat within the rehabilitation area and enhancement of 
forest habitat by removing invasive species within the project area are discussed 
below.”  
 
Section 4.600.30. - Tree Removal Permit Required. 

(.01)  Requirement Established. No person shall remove any tree without first 
obtaining a Tree Removal Permit (TRP) as required by this subchapter. 

(.02)  Tree Removal Permits will be reviewed according to the standards 
provided for in this subchapter, in addition to all other applicable requirements 
of Chapter 4. 

(.03)  Although tree activities in the Willamette River Greenway are governed 
by WC 4.500—4.514, the application materials required to apply for a 
conditional use shall be the same as those required for a Type B or C permit 
under this subchapter, along with any additional materials that may be required 
by the Planning Department. An application for a Tree Removal Permit under 
this section shall be reviewed by the Development Review Board. 

RESPONSE:  Tree removal is proposed in conjunction with the proposed site 
improvements.  Therefore, a Type C Permit is required. 
 

Section 4.610.40. - Type C Permit. 

(.01)  Approval to remove any trees on property as part of a site development 
application may be granted in a Type C permit. A Type C permit application 
shall be reviewed by the standards of this subchapter and all applicable review 
criteria of Chapter 4. Application of the standards of this section shall not result 
in a reduction of square footage or loss of density, but may require an applicant 
to modify plans to allow for buildings of greater height. If an applicant proposes 
to remove trees and submits a landscaping plan as part of a site development 
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application, an application for a Tree Removal Permit shall be included. The 
Tree Removal Permit application will be reviewed in the Stage II development 
review process. The DRB shall review all Type C permits, with the exception of 
Class II development review applications located within the Coffee Creek 
Industrial Design Overlay District, where the Planning Director shall have 
review authority. Any plan changes made that affect trees after Stage II review 
of a development application shall be subject to review by the original approval 
authority. Where mitigation is required for tree removal, such mitigation may be 
considered as part of the landscaping requirements as set forth in this Chapter. 
Tree removal shall not commence until approval of the required Stage II 
application and the expiration of the appeal period following that decision. If a 
decision approving a Type C permit is appealed, no trees shall be removed until 
the appeal has been settled. 

RESPONSE:  The required tree survey has been provided, prepared by Portland Tree 
Consulting.  The inventory, in conjunction with the SRIR, provide the basis for tree 
preservation and mitigation in compliance with this Section.  

A total of 30 trees were inventoried and assessed for health and hazard.  A total of 6 trees 
will be removed in conjunction with the proposed improvements as described herein. 

The stumps will be left as snags or woody debris.  The application includes the following: 
• A Tree Removal and Preservation Plan; 
• Tree Maintenance Plan; and  
• Tree Mitigation Plan. 

 
All healthy and good quality trees along the riverbank are being preserved.  Only unhealthy 
of otherwise damage or dangerous trees are identified for removal.   
 
The proposed excavation and fill for the parking area is outside of the tree line.  No grading 
will occur at or below the top of bank.   
Therefore, these criteria are met. 

 
Section 4.620.00. Tree Relocation, Mitigation, Or Replacement 
 
(.01) Requirement Established. A Type B or C Tree Removal Permit grantee shall 

replace or relocate each removed tree having six (6) inches or greater d.b.h. 
within one year of removal. 

(.02) Basis for Determining Replacement.  The permit grantee shall replace 
removed trees on a basis of one (1) tree replanted for each tree removed.  
All replacement trees must measure two inches (2”) or more in diameter.  
Alternatively, the Planning Director or Development Review Board may 
require the permit grantee to replace removed trees on a per caliper inch 
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basis on a finding that the large size of the trees being removed justifies an 
increase in the replacement trees required.   Except, however, that the  
Planning Director or Development Review Board may allow use of 
replacement Oregon white oak and other uniquely valuable trees with a 
smaller diameter. 

(.03) Replacement Tree Requirements.  A mitigation or replacement tree plan 
shall be reviewed by the City prior to planting and according to the 
standards of this subsection. 
A. Replacement trees shall have shade potential or other characteristics 

comparable to the removed trees, shall be appropriately chosen for the 
site from an approved tree species list supplied by the City, and shall be 
state Department of Agriculture Nursery Grade No. 1 or better. 

B. Replacement trees must be staked, fertilized and mulched, and shall be 
guaranteed by the permit grantee or the grantee’s successors-in-interest 
for two (2) years after the planting date.   

C. A “guaranteed” tree that dies or becomes diseased during that time 
shall be replaced. 

D. Diversity of tree species shall be encouraged where trees will be 
replaced, and diversity of species shall also be maintained where 
essential to preserving a wooded area or habitat. 

 
RESPONSE:  Appropriate permits shall be obtained for the removal of all identified trees.  
The Project Arborist has prepared a detailed inventory and assessment of all trees within 
the development area.  The mitigation planting plan has been coordinated with the Project 
Biologist (SRIR) for appropriate native species.   
 
During construction, trees specified to be protected will be delineated and protected by the 
placement at the edge of the canopy drip line with orange plastic mesh fencing.   
 
There are no street trees required.  The added parking requires one tree island.  
Therefore, Tree #38 is being retained and placed within a tree island.  Therefore, the 
proposed development plan complies with the tree preservation criteria. 

 
Tree Replacement Planting and Understory Rehabilitation Area 
 
The tree mitigation goal is to improve the ecological integrity and functions of the forested 
habitat. According to the ratios established in Table NR-3 in Section 4.139.07 of the City’s 
SROZ Ordinance, two trees and three shrubs need to be planted for each tree removed that 
is 6 to 12 inches in diameter, three trees and six shrubs need to be planted for each tree that 
is over 12 up to 18 inches in diameter, and seven trees and 18 shrubs need to be planted for 
each tree over 24 up to 30 inches in diameter. Trees less than 6 inches do not require 
mitigation.  
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Therefore, for the removal of six trees greater than 6 inches using criteria above would 
require a minimum of 11 trees and 18 shrubs shall be planted in the rehabilitation area. The 
Arborist’s report (Torres 2023) (Appendix C) notes that WC Section 4.620.00(.07) of the 
City’s SROZ Ordinance allows for exceptions to the tree replacement rule. The report 
recommends:  
 

“…the replacement tree requirement be waived for all invasive trees and applied 
only to T20 a native species. Natural resources including many young and many 
older trees on the riverbank and its surroundings are being carefully preserved. 
Replanting with one bigleaf maple and one Pacific dogwood seems an adequate 
mitigation, considering that the removal of invasive species contributes to the 
wellbeing of the land.” (Torres 2023).  

 
 
For 676 sq ft of ground disturbance within the SROZ, and additional 7 trees and 34 shrubs 
shall be planted. Additionally, all bare ground should be planted or seeded with native 
grasses or herbs.  
 
Recommended species and totals for tree removal and ground disturbance are provided in 
Table 2 in the SRIR. 
 
In addition to trees and shrubs, appropriate grass, herbaceous, and vine species should be 
installed either as individual plants or in a seed mix. Appropriate species include: 
California brome (Bromus carinatus), blue wildrye (Elymus glaucus), showy milkweed 
(Asclepias speciosa), Western yarrow (Achillea millefolium), vanillaleaf (Achlys triphylla), 
sword fern, and bracken fern (Pteridium aquilinum). Substitutions with appropriate locally-
sourced native species for plants recommended above may be necessary based on species 
quantity and availability at the time of installation. A list of appropriate species to consider 
is included in the Metro Native Plant List.  
 
Invasive Plant Control 
 
Invasive species control within the immediate vicinity of the project and rehabilitation 
areas will focus on removal of English ivy, Himalayan blackberry, and English holly or 
other species as defined as invasive in the Metro Native Plant List. Invasive species will 
be controlled using a combination of mechanical removal and herbicide application. 
 
Additional Measures 
 
An erosion and sediment control plan will be prepared prior to the start of construction, 
which will include standard grading and erosion control BMP measures to be used during 
construction to prevent construction runoff from entering the Willamette River. To remove 
trees within the project area, the Client will also apply for a Type C Tree Removal Permit 
(WC Section 4.600 to 4.640) and will comply with the City’s recommended tree protection 
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measures during construction (WC Section 4.620.10). Additional recommendations for 
tree removal can be found in Appendix C. 
 

2. Insufficient detail in submitted plans and drawings. While some information is 

provided, the following specific information is missing or internally inconsistent:  

 L1.0, Landscape Plan  

o Show location of all existing trees proposed for retention  

o Show areas proposed for mitigation plantings, including proposed trees  

o Show required parking lot trees and proposed landscaping  

o Show proposed parking lot improvements  

 
 
RESPONSE:  The updated Plan Set includes a detailed Landscaping Plan, which 
includes tree mitigation and parking area improvements, including tree island. 
 

 Tree Survey – 4.610.40  

o Illustrate the location of trees included on the tree table and if they are proposed for 

removal  

 
RESPONSE:  The Arborist’s Report and Plan Set have been updated for consistency, 
along with the SRIR and Code Compliance Narrative.  All trees proposed for removal are 
c;early identified. 
 

 Grading Plan – 4.140(.09)C.6  

o Submit grading plan to address area of new parking spaces, retaining wall, and any 

other areas of ground disturbance.  

o Show flood plain elevation contour.  

 
RESPONSE:  A Grading Plan has been provided that addresses the  new parking spaces, 
retaining wall, and any other areas of ground disturbance.  
 
The flood plain level and ordinary high water level are shown on the updated Plan Set. 
 

In addition to the incompleteness items listed above, the following questions and 

comments regarding compliance came to City staff’s attention while reviewing the 

materials for completeness. This list is not intended to be a comprehensive review of 

potential compliance issues, which will occur upon receipt of a completed application. 

Please respond and/or incorporate into updated materials as appropriate.  
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Planning Comments (in addition to incomplete items included above)  
A. Consolidate plan sheets (including but not limited to site plan, landscape plan, 

grading plan, elevations, etc.) into a single plan set. Please note that scanned plan sheets 

are not scaled and are difficult to read.  

 
RESPONSE:  A complete new scaled Plan Set has been prepared and provided including 
revisions to the proposed parking and dock improvements. 
 

Engineering Comments (in addition to incomplete items included 

above)  
B. Traffic generation is generally connected to an expansion of a use. Additional parking 

areas do not trigger a Traffic Impact Analysis.  

C. The City will evaluate the use of pervious pavement with the retaining wall review. 

Use of pervious pavement will likely place an additional surcharge on the retaining wall.  

D. Prior to completion of the project, a Stormwater Maintenance Agreement will be 

required for future maintenance of the porous pavement.  

 
RESPONSE:  Pervious paving is not proposed.  The total additional impervious cover is 
below the 5,000 square foot threshold, which requires compliance with current storm 
drainage standards.  The strom drainage will continue to be directed to the storm system 
in the adjacent Illahee parking area, as discussed in the Storm Drainage Report. 
 
The applicant understands that a Stormwater Maintenance Agreement will be required. 
 

Building Comments (in addition to incomplete items included above)  
E. The parking lot retaining wall is capped by a jersey barrier that appears to be less than 

42" in height which is the height needed for guardrails to prevent falls when an adjacent 

change in elevation is greater than 30". The elevation difference between the upper and 

lower parking lots is significantly more than 30". It is recommended that a guardrail be 

installed on top of the jersey barrier to provide additional height to achieve the 42" 

guardrail height.  

 
RESPONSE:  The updaterd plans provide for concrete GM rails so other guardrailing is 
not needed. 
 
SUMMARY CONCLUSION 
 
With these Reponses, including revised Plan Set, Code Compliance Narrative, Arborist’s 
Report and SRIR this applicant should be declared complete.   
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Sincerely,  
Pioneer Design Group, Inc.     
 
 
Ben Altman 
Senior Planner/Project Manager       
    
Attached: Revised Code Narrative 
  Revised Plan Set 
  Updated Arborits’s Report 
  Updated SRIR 
 
Cc: Rick Schram 
 Jim Meierotto 
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FACT SHEET 
 
 
Project Name:   Charbonneau Marina Modernization Project 
 
Proposed Actions: Modified Conditional Use, Willamette 

Greenway/SROZ, Planned Residential Development, 
PDR-3  

 
Tax Maps: Northwest corner of Tax Lot 318, and also affecting Tax 

Lot 308, and ODOT right-of-way, Map T3S R1W 25 
 
Site Size:   Portion of 11. 24 Acres (based on DSL OHW) 
 
Address:   SW Illahee Court 
 
Location: Northwest corner of SW Illahee Court, The Haven at 

Charbonneau. 
 
Comprehensive Plan:  Residential 4-5 DU/AC 
Zoning: PDR-3, with Willamette Greenway, SROZ and Flood Plain 

Overlays 
 
Owners:   Charbonneau Country Club, Marina 

Illahee Fee Owners, LLC (New Owners), Haven at 
Charbonneau, Tax Lot 318 

     
 
  
APPLICANT: 
Charbonneau Country Club 
32050 SW Charbonneau Drive 
Wilsonville, OR  97070 
Contacts:  Jim Meierotto& Richard Schram 
Phone: (503) 694-2300 
Email:  jim@charbonneaucountryclub.com 
  rick@charbonneaucountryclub.com 
 
APPLICANT’S REPRESENTATIVE: 
Pioneer Design Group, Inc. 
9020 SW Washington Square Drive, Suite 170 
Portland, OR  97223 
Contact:  Ben Altman 
Phone: 541-993-9015  
Email:  baltman@pd-grp.com 
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PROFESSIONAL DESIGN TEAM 
 
 
 
 
Planning, Surveying and Landscape Architecture 
Pioneer Design Group  
9020 SW Washington Square Drive, Suite 170 
Portland, OR  97223 
Contact:  Ben Altman  Survey, Mike Harris; Landscape Architect, Ben Holmes 
Phone:  971-708-6258  
Email:    baltman@pd-grp.com 
 
Engineering: (Parking Area Retaining Wall) 
McGee Engineering 
804 NW Buchanan Ave. 
Corvallis, OR 97330 
Phone:  541-757-1270 
Email:  dennismcgee@mcgee-engineering.com 
 
Resource Biologist:     
SWCA , Mirth Walker & Chris Moller 
1800 NW Upshur St., Suite 100 
Portland, OR 97209 
Phone:  Chris 503-853-6589 – Marine Biologist - SRIR Dock & Corps Permit  
Email:  chris.moller@swca.com 
 
Arborist:  
Portland Tree Consulting, Peter Torres 
PO, Box 19042 
Portland, OR 97280 
Phone:  503-38421-3883 
Email: info@pdxtreeconsulting.com 
 
Dock Design and Construction: 
 
KC Marine, LLC 
1515 S. Henrici Rd. 
Oregon City, Or  97045 
Contact Kienan Streed 
Phone:  971-409-3430 
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I. INTRODUCTION 
 
GENERAL INFORMATION 
 
The Charbonneau Marina is located at the northwest corner of Charbonneau next to the 
Illahee Apartments.  The existing dock consists of 36 boat slips and a boat house. 
 
In 2015 permits were obtained to replace the access to the dock (DB15-0059, DB15-
0060, SI15-0001), with a new metal gangway. 
 
This Land Use and Development application is submitted on behalf of The Charbonneau 
Village Country Club.  The Country Club is the General Manager for the combined 
Homeowners Associations within Charbonneau, which manages the common 
ownerships, including the Marina (dock facility).  However, access to the marina, via 
Illahee Drive, extends through the Haven Apartments, now owned by Illahee Fee 
Owners. LLC.   
 
SW Illahee Court also crosses land owned by the City of Wilsonville (Tax Lot 308).  The 
Illahee Drive encroachment over Tax Lot 308 is covered by an easement.  However, this 
application does not involve any change to the access drive.  So, technical the city does 
not need to be a co-applicant.   
 
The Charbonneau Country Club is proposing the modernize and upgrade the Marina, 
beyond just simple maintenance repairs, including the following: 
 

Upland Improvements 
 
1. Construct a retaining wall along the south edge of the parking area and add 8 

additional parking spaces, pervious paving. 
2. Add 2-3 golf cart spaces, pervious paving. 
3. Add bike Rack.   
4. Remove 6 trees greater than 6 inches, see Arborist Report & SRIR: 
5. Clear invasive species and understory east of parking area and create a habitat-

friendly, low impact picnic area.  Provide picnic table and benches, all soft 
surface no permanent installations. 

 
In-Water Improvements 
 
1. Replace the 4 remaining wood pilings (lower platform) with steel pilings. 
2. Replace the existing dock, with a modern light penetrating deck: 

a. Widen deck to 8 feet. 
b. Reconfigure slips to double wide (18’) = 40 slips. 

3. Extend dock upstream to align directly with lower landing platform. 
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4. Add Canoe and Kayak facilities: 
a. Kayak storage (18, >12’), plus 9.  
b. Kayak launch facilities (18’ x 30’). 

5. Updated lighting (LED) for the gangway and dock. 
 

Tree Planting and Mitigation Plan 
 
All required mitigation trees for added parking and tree removal will be planted at or 
below top of bank to enhance the riparian corridor.  See additional details under 
Section 4.139 herein.  The mitigation Plantings will be strategically spaced parallel to 
but below the top of bank to keep the view for the picnic area.  
 
This planting pattern will keep the trees away from the gangway thereby minimizing 
potential future problems, like the one tree being removed.  This scenario also 
provides some long-term top of bank stability.  
 

Brief Historic Summary 
 
The Charbonneau Marina was conceptually part of the originally 1971 Charbonneau 
Master Plan.  It was originally proposed to be located more central to the development, 
farther to the east.  However, the Marina was subsequently relocated to its current 
location as part of the Riverfront Townhomes 78PC03.   
 
In September 1975, the Corps/DSL issued notice of a pending permit (071-0YA-1-
001400), which authorized an initial 42 slip dock, with future development up to 92 slips.  
But, based on public opposition, the dock permit approval was finally approved with 34 
slips in 1976.  In 1978, Willamette Factors, the original Charbonneau developer, granted 
a scenic easement to ODOT, Parks and Recreation Branch, who at that time managed the 
Willamette River Greenway.  That easement acknowledged the marina.  
 
The existing Marina was approved with a Willamette Greenway Conditional Use Permit 
(78CU03).  In 1984, the Isberg boat house was approved as an addition to the dock 
(84DR9) and (Corps/DSL permit 071-0YA-1-005450).  
 

NOTE:  The Charbonneau Country Club purchased the Isberg boat house in 
2020.   
 
The Country Club has just executed a lease with the Clackamas County Sheriff to 
use the boathouse for their marine patrol.  This will be a very important resource 
for the entire Wilsonville community, as well as the river in general above the 
falls in Oregon City.  

 
The Riverfront Townhomes plans were subsequently modified with approval of the 
Illahee Apartments (88PC21 & 88DR14), which were then constructed, as they exist 
today.  With the construction of the apartments, the marina parking was relocated from 
the northwest edge of the City property (Tax Lot 308) to its current location at the 
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southwest corner near the top of bank.  The parking that previously was for the marina, 
on City property, is now reserved for Haven residents.   It is noted that the Haven is now 
owned by Illahee Fee Owners, LLC. 
 
The City of Wilsonville, in 1980, adopted Willamette River Greenway Permit provisions 
within the Development Code (4.500-4.515); and later in 2001, Significant Resource 
Overlay Zone provisions (4.139) which now regulate development adjacent to the river.  
Therefore, the Marina was reviewed and approved under the then applicable Willamette 
River Greenway and Natural Resource protection provisions of the Code, but not the 
newer SROZ provisions.  Consequently, the facility is classified as a Non-Conforming 
Use.   
 
The Non-conforming provisions of the Code (4.190) allow for normal repair.  However, 
the proposal is to replacement and modify the dock.  Consequently, with this application, 
the dock will be brought into conformance with current code provisions.   
 
Location and Ownership 
 
This application is for parking area and dock improvements for the Marina, with no 
changes to access or other off-site improvements, except for a small picnic area east of 
the parking lot.  Access to the marina parking area is via an existing easement over SW 
Illahee Court, which runs through the Haven at Charbonneau apartment complex 
(originally approved as Illahee, 88DR14)), Tax Lot 318, Map T3S R1W 25.   
 
The property ownership, based on the legal description, extends to the “water” of the 
Willamette River.  The Division of State Lands (DSL), who has jurisdiction over Waters 
of the State, has defined the limits of the “water” of the Willamette River.  DSL has 
specified that the Ordinary High-Water line (71.75 feet msl) is used to define the 
ownership boundary.  The SROZ Map Verification Plan Sheet reflects this boundary. 
 
The Haven at Charbonneau is now owned by Illahee Fee Owners, LLC.  The prior 
owners granted the Country Club an access easement over SW Illahee Court, which also 
includes the dock access parking area.  Illahee Fee Owners, LLC continue to honor the 
established easement.  Further, they have also authorized this application, as an affected 
property owner.    
 
It is important to note that this access, via Illahee Court, is established and no changes are 
proposed as part of this application.  The majority of the planned improvements are 
within the parking area leased to the Country Club and the dock facility itself.  The 
planned picnic area is on Illahee Apartment land, but they have authorized the work with 
their signing on the application. 
 
Vehicle access to the Marina Parking area also crosses land owned by the City of 
Wilsonville, Tax Lot 308.  However, this access is also stablished by easement and no 
changes are proposed.  Therefore, it is not necessary for the city to be a co-applicant. 
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Existing Use and Conditions 
 
The Charbonneau Marina has been in existence since the early 1980s.  It consists of a 
floating dock, with 36 boat slips, and an enclosed boathouse.  Access to the marina is via 
an easement over SW Illahee Court, which runs through the Haven at Charbonneau.  
Existing conditions are documented with a combination of photos and the Existing 
Conditions Plan.  
 
At the northwest corner of the Haven there is an auxiliary parking area that was 
constructed for dock access.  This parking was provided when the apartments were built, 
as the previous marina parking located just south of the pathway was reassigned to the 
apartments. The current marina parking consists of 9 stripped stalls, plus there is space 
along the south for parallel parking for 2-3 vehicles. 
 
In 2015 the access to the dock was modified with a metal gangway extending directly 
from the parking area.  This new access eliminated all prior use of the adjacent ODOT 
right-of-way, and that area was fenced-off and replanted with native vegetation.   
 
Historically, the marina was managed by the manager of the County Marina on the west 
side of the freeway.  However, in 2014 the Country Club took over management of the 
marina, but the operations have generally stayed the same.     
 
Marina use prioritizes use by Charbonneau residents, but with some allowance for non-
resident individuals who acquire a slip through the Country Club.   
 
Parking at the marina is also generally limited to those having use and access rights.  
Guests of authorized users are directed to park at the County boat launch on Butteville 
Road west of the I-5 Boone Bridge.   
 
Surrounding Uses 
 
To the north is the Willamette River, and the Charbonneau dock.  To the west is ODOT 
right-of-way and the I-5 Freeway (Boone Bridge).  To the south and east are the Haven 
Apartments and the rest of Charbonneau Village.   
 
Topography 
 
The topography of the site varies from the ordinary high-water level at 67.44 feet up to 
top of bank at 107 feet.  From the top of bank there is an average slope of about 20% with 
a slight hump, then the bank steepens to about 40% down to the toe of slope. 
 
The 100-year flood elevation is 94 feet at this location.  The dock parking area sits at an 
elevation of 106 feet.  The deck of the elevated landing at the shoreline is 80.1 feet.   
No significant changes are proposed for the shoreline landing.   
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Vegetation 
 
There are scattered trees along the bank in the vicinity of the dock access, as reflected on 
the Existing Conditions Plan.  The site contains a mix of natural upland forest, including 
Douglas Fir, Big-leaf Maple, and Riparian Cottonwoods, with understory brush, with 
some English Ivy and ferns.  (see Arborist’s Report and Abbreviated SRIR are included 
with this application).   
 
Comprehensive Plan and Zoning 
 
The subject property is located at the northwest edge of the Haven at Charbonneau 
(apartments, previously known as Illahee).  Charbonneau is generally designated 
residential 4-5 units per acre on the Comprehensive Plan Map.   
 
The Haven apartments are located in the most western portion of the riverfront 
development, with French Prairie Village and Edgewater located further to the east.  The 
entire Charbonneau development is zoned PDR-3, with the exception of the Village 
Center, which is PDC, Commercial.   
 
The existing Marina was approved with a Willamette Greenway Conditional Use Permit 
(78CU03).  The applicant seeks to modify the Conditional Use to allow for the proposed 
improvements as outlined herein.  The ramp from the platform to the dock and the dock 
itself will remain without modification, other than normal and necessary maintenance.   
 
Proposed City Land Use Applications 
 
The proposed improvements are listed above.  This application includes the following 
requests for land use actions: 
 

• PDR Stage II Final Development Plan 
• Willamette Greenway Conditional Use, including: 

o Parking area expansion 
o Picnic Area 
o Dock modernization 
o Flood Plain Development Permit 
o Master Landscaping Plan; and  

• SROZ Review: 
o Abbreviated SRIR 

• Type C Tree Removal & Mitigation Plan 
o Arborist’s Report 
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 Professional Design Team 
 
The Planned Development Regulations require the applicant to be represented by a 
professional design team.  The Design Team for this project, led by Ben Altman, Pioneer 
Design Group, as listed on page 3 above. 
 
REPORT FORMAT 
 
The following report addresses the applicable Comprehensive Plan and Development 
Code provisions related to each of the proposed land use actions.  It is formatted with the 
applicable policy, criterion or standard set out in bold italic followed by a narrative 
response presenting findings and conclusions relative to how this proposed development 
complies with that policy, criterion, or standard. 
 
II. COMPREHENSIVE PLAN  
 
Plan Compliance  
 
This section of the report addresses compliance with the Comprehensive Plan.   
 
The subject property is located at the northwest edge of Charbonneau and the Haven 
Apartments.  Charbonneau is generally designated residential 4-5 units per acre on the 
Comprehensive Plan Map.  The entire developed area is zoned PDR-3.   
 
The existing Marina was approved with a Willamette Greenway Conditional Use Permit 
(78CU03).  The applicant seeks to modify the Conditional Use to allow upgrades to the 
parking area, provide a natural picnic area, and modernize the dock. 
 
Several prior land use approvals have confirmed the marina and parking area are 
consistent with the Comprehensive Plan an PDR zoning.  As noted, a more recent land 
use approvals (DB15-0059, DB15-0060, SI15-0001) has also addressed compliance with 
the City’s Willamette Greenway and SROZ provisions.   
 
This Narrative addresses Code compliance relative to the proposed new improvements.  
The Development Code generally implements the Comprehensive Plan, and prior land 
use approvals for the Marina have confirmed compliance with applicable Plan policies 
and objectives.   
 
The existing Marina was approved with a Willamette Greenway Conditional Use Permit 
(78CU03).  The applicant seeks to modify the Conditional Use to allow for proposed 
parking area and dock improvements as outlined herein.   
 
There are designated “Environmentally Sensitive Areas” and Protected Natural 
Resources (SROZ) associated with the subject property.  The property is also affected by 
the flood plain of the river, and to a minor degree slope hazards associated with the 
riverbank.   
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However, no new development is proposed along the riverbank.  All improvements are 
either above the top of bank or in the water.  Further, proposed mitigation planting will 
enhance the riparian edge and further stabilize the bank.  Therefore, any potential slope 
and flood hazards are minimized or otherwise unaltered by the proposed improvements.   
 
The river frontage also is covered by the Willamette River Greenway, which is measured 
150 feet from the Ordinary Low Water line (about 58 feet).  The Greenway and SROZ 
are the primary focus of Code compliance discussed later in this report under Section 
4.500. 
 
The Existing Conditions Plan, and the attached Abbreviated SRIR, identify the current 
mapped SROZ.  No change is proposed for the boundaries of the SROZ.   
 
A simple environmental assessment (Abbreviated SRIR) has been prepared by SWCA, 
which addresses the relevant provisions of the SROZ regulations.  Compliance with the 
Tree Preservation requirements of the Code is addressed later in this report, and by the 
Arborist’s Inventory, under that code section.   
 
The improvements to parking area, plus conflicts with the gangway call for removal of 7 
trees, based on site review by Kerry Rappold, Natural Resource Manager and the 
Arborist’s Report.   
 
However, the proposed Landscaping and Mitigation Plan provide for replacement trees, 
plus enhanced understory for erosion control.  Therefore, maximum tree cover is 
maintained.   
 
CONCLUSION – Comprehensive Plan 
 
As addressed herein, and in prior approvals, the Charbonneau Marina and associated 
improvements is consistent with the Comprehensive Plan. 
 
All urban services are generally available and adequate to serve the proposed 
development.  Other than minor additional storm drainage from the parking area, there is 
no new demand created on existing urban services.  Therefore, this development is 
consistent with the Public Facilities elements of the Comprehensive Plan. 
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III. COMPLIANCE WITH DEVELOPMENT CODE 
 
This section presents information related to applicable zoning and addresses compliance 
with the code provisions, under the PDR-3, SROZ and Conditional Use regulations. 
 

Section 4.035. - Site Development Permits. 

(.01)  Procedures for Processing Site Development Permit. 

A.  Unless the matter is subject to a public hearing process for a land 
development permit, an application for a Site Development Permit shall be 
processed through a Class I or II procedure as set forth below. 

B.  When an application and proposed development plan is submitted, the 
Planning Director shall determine the appropriate procedure specified by the 
Code, together with the determination of affected departments, public agencies 
and property owners. Where there is a question as to the appropriate type of 
procedure, the Director may elect to process the application as a Class II 
Administrative Review item. 

C.  The Planning Director shall be responsible for the coordination of the 
Development Permit application and decision-making procedure and shall only 
issue a Development Permit to an applicant whose application and proposed 
development are found to be in compliance with all of the applicable provisions 
set forth in the Comprehensive Plan and Chapter 4 of this Code. Before issuing 
the Development Permit, the Director shall be provided with the detail required 
to establish full compliance with the requirements of this Code. 

(.04)  Site Development Permit Application. 

A.  An application for a Site Development Permit shall consist of the 
materials specified as follows, plus any other materials required by this 
Code. 

1.  A completed Permit application form, including identification 
of the project coordinator, or professional design team. 

RESPONSE:  The submitted documents include the completed application form and 
identify the Professional Design Team and Project Coordinator. 

2.  An explanation of intent, stating the nature of the proposed 
development, reasons for the Permit request, pertinent 
background information, information required by the 
development standards and other information specified by the 
Director as required by other sections of this Code because of the 
type of development proposal or the area involved or that may 
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have a bearing in determining the action to be taken. As noted 
in Section 4.014, the applicant bears the burden of proving that 
the application meets all requirements of this Code. 

RESPONSE:  The Code Compliance Narrative includes a summary of the proposed 
project.  

3.  Proof that the property affected by the application is in the 
exclusive ownership of the applicant, or that the applicant has the 
consent of all individuals or partners in ownership of the affected 
property. 

RESPONSE:  A current title report has been provided demonstrating ownership of the 
affected property.  The Owner has signed the application. 

4.  Legal description of the property affected by the application. 

RESPONSE:  A legal description of the property (Marina) has been provided. 

5.  The application shall include conceptual and quantitatively 
accurate representations of the entire development sufficient to 
judge the scope, size and impact of the development on the 
community, public facilities and adjacent properties; and except 
as otherwise specified in this Code, shall be accompanied by the 
following information. 

RESPONSE:  The application includes the required conceptual and quantitatively 
accurate representations of the proposed improvements.   

6.  Unless specifically waived by the Director, the submittal shall 
include: ten copies folded to 9" × 12" or (one set of full-sized 
scaled drawings and nine 8½" × 11" reductions of larger 
drawings) of the proposed Site Development Plan, including a 
small scale vicinity map and showing: 

a.  Streets, private drives, driveways, sidewalks, pedestrian 
ways, off-street parking, loading areas, garbage and 
recycling storage areas, power lines and railroad tracks, 
and shall indicate the direction of traffic flow into and out 
of off-street parking and loading areas, the location of each 
parking space and each loading berth and areas of turning 
and maneuvering vehicles. 
b.  The Site Plan shall indicate how utility service, 
including sanitary sewer, water and storm drainage, are to 
be provided. The Site Plan shall also show the following 
off-site features: distances from the subject property to any 
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structures on adjacent properties and the locations and 
uses of streets, private drives, or driveways on adjacent 
properties. 
c.  Location and dimensions of structures, utilization of 
structures, including activities and the number of living 
units. 
d.  Major existing landscaping features including trees to 
be saved, and existing and proposed contours. 
e.  Relevant operational data, drawings and/or elevations 
clearly establishing the scale, character and relationship of 
buildings, streets, private drives, and open space. 
f.  Topographic information sufficient to determine 
direction and percentage of slopes, drainage patterns, and 
in environmentally sensitive areas, e.g., flood plain, 
forested areas, steep slopes or adjacent to stream banks, 
the elevations of all points used to determine contours shall 
be indicated and said points shall be given to true elevation 
above mean sea level as determined by the City Engineer. 
The base data shall be clearly indicated and shall be 
compatible to City datum, if bench marks are not adjacent. 
The following intervals shall be shown: 

i.  One foot contours for slopes of up to five percent; 
ii.  Two foot contours for slopes of from six percent 
to 12 percent; 
iii.  Five foot contours for slopes of from 12 percent 
to 20 percent. These slopes shall be clearly 
identified, and 
iv.  Ten foot contours for slopes exceeding 20 
percent. 

RESPONSE:  Based on the City’s new submittal format, one hard copy and a digital 
file have been provided of all submittal documents. 

g.  A tabulation of land area, in square feet, devoted to 
various uses such as building area (gross and net 
rentable), parking and paving coverage, landscaped area 
coverage and average residential density per net acre. 

RESPONSE:  The Plans and Code Narrative include a summary tabulation of the land 
use area. 

h.  An application fee as set by the City Council. 

RESPONSE:  The required application fees have been paid. 
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i. If there are trees in the development area, an 
arborist's report, as required in Section 4.600. 
This report shall also show the impacts of grading 
on the trees. 

RESPONSE:  An updated Arborist’s Report has been provided, together with an 
Abbreviated SRIR. 

j.  A list of all owners of property within 250 feet of the 
subject property, printed on label format. The list is to be 
based on the latest available information from the County 
Assessor. 

RESPONSE:  The City provides the property owner list. 
 

ZONING AND GENERAL STANDARDS 
 

Section 4.113. - Standards Applying to Residential Developments in any Zone. 

(.01)  Open Space: 

A.  Purpose. The purposes of the following standards for open space are to 
provide adequate light, air, open space and usable recreational facilities to 
occupants of each residential development. 

B.  Applicability. 

1.  The open space standards of this subsection shall apply to the 
following: 

a.  Subdivisions. 
b.  Planned Developments. 
c.  Multi-family Development. 

2.  These standards do not apply to the following: 

a.  Partitions for non-Multi-family development. However, serial 
or adjacent partitions shall not be used to avoid the requirements. 
b.  Middle Housing Land Divisions. 

RESPONSE:  This application involves property within the Charbonneau Planned 
Development (PDR-4).  The applicant is proposing modernization of the existing 
marina.  Therefore, the planned development provisions are applicable.  
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C.  Area Required. The minimum open space area required in a development is 
an area equal to 25 percent of the size of the Gross Development Area except if 
reduced for shared parking pursuant to Subsection 4.155(.03)S. 

RESPONSE:  The Charbonneau Marina is an existing permitted dock facility, which 
provides for water related recreational activities.  River-related recreational opportunities 
are provided for both semi-public and private use, with access to the marina being limited 
to authorized individuals, who have acquired dock privileges (keypad access). 
 
The Charbonneau development includes significant open and recreational spaces, 
including the 27-hole golf course.  The Marina is just another part of the overall outdoor 
experiences available within Charbonneau. 
  
This application is for planned improvements to enhance and modernize the marina 
facilities, including parking, a casual picnic area and replacement of the dock itself.  
These improvements are intended to further enhance recreational opportunities. 
Charbonneau in general is zoned PDR-4, and the dock facility is a residential related 
Conditional Use within this zone and associated with the Willamette River Greenway.  
This requested action does not alter any existing open space within Charbonneau, other 
than the minor habitat-friendly picnic area, which is an enhancement along the river 
frontage.    

D.  Required Open Space Characteristics: 

1.  Size of Individual Open Spaces. For developments with ten or more 
lots buildable with dwelling units (or ten or more multi-family units) an 
open space area must be at least 2,000 square feet to be counted towards 
the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) 
an open space area must be at least 1,000 square feet to be counted 
towards the 25 percent open space requirement. 

2.  Types of Open Space and Ownership. The following types of areas 
count towards the minimum open space requirement if they are or will be 
owned by the City, a homeowners' association or similar joint ownership 
entity, or the property owner for Multi-family Development. 

a.  Preserved wetlands and their buffers, natural and/or treed 
areas, including those within the SROZ 
b.  New natural/wildlife habitat areas 
c.  Non-fenced vegetated stormwater features 
d.  Play areas and play structures 
e.  Open grass area for recreational play 
f.  Swimming and wading areas 
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g.  Other areas similar to a. through f. that are [publicly] 
accessible 
h.  Walking paths besides required sidewalks in the public right-of-
way or along a private drive. 

RESPONSE:  As noted, this application includes minor improvements or 
enhancements of the existing marina facilities.  Additional parking will be provided, 
including spaces for golf carts, which are popular in Charbonneau.  A passive picnic 
area is proposed in the wooded area east of the parking lot, and the dock will be 
completely replaced.   

3.  Usable open space requirements. Half of the minimum open space 
area, an area equal to 12.5 percent of the size of the Gross Development 
Area, shall be located outside the SROZ and be usable open space 
programmed for active recreational use. Any open space considered 
usable open space programmed for active recreation use shall meet the 
following requirements. 

a.  Be designed by a registered professional landscape architect 
with experience designing residential park areas. An affidavit of 
such professional's credentials shall be included in the 
development application material. 
b.  Be designed and programmed for a variety of age groups or 
other user groups. 

4.  Enhancing Existing Wildlife Habitat through Design of Open Space: 

a.  Open space designed, as wildlife habitat shall be placed 
adjacent to and connect to existing, preserved wildlife habitat to 
the extent feasible. 
b.  To the extent feasible, open space shall create or enhance 
connections between existing wildlife habitat. 

RESPONSE:  The picnic area and parking area landscaping has been designed by a 
Registered Professional Landscape Architect.  The design promotes use of both active 
and passive open spaces intended for the residents of Charbonneau.   

The open space improvements will enhance the existing SROZ habitat by removing 
non-native vegetation and providing native plantings.     

E.  Any dedication of land as public park land must meet City parks standards. 
The square footage of any open space land outside the SROZ and BPA 
easements, whether dedicated to the public or not, shall be considered part of 
the Gross Development Area. 
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RESPONSE:  No public dedication is proposed.  The marina is a privately owned and 
operated facility, managed by the Charbonneau Country Club.   

F.  Approval of open space must ensure the long-term protection and 
maintenance of open space and/or recreational areas. Where such protection or 
maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation. 

RESPONSE:  There is an existing Conservation Easement along the riverbank, which 
is maintained, thereby satisfying this criterion.   

G.  The open space requirements of this subjection are subject to adjustments in 
PDR zones pursuant to Subsection 4.124(.08). 

RESPONSE:  There is no change to existing open space, other than the small picnic 
area improvements east of the parking lot. 

(.02)  Building Setbacks (for Fence Setbacks, see subsection .08). The following 
provisions apply unless otherwise provided for by the Code or a legislative 
master plan. 

(.03)  Height Guidelines. The Development Review Board may regulate heights 
as follows: 

A.  Restrict or regulate the height or building design consistent with 
adequate provision of fire protection and fire-fighting apparatus height 
limitations. 
B.  To provide buffering of low density developments by requiring the 
placement of buildings more than two stories in height away from the 
property lines abutting a low density zone. 
C.  To regulate building height or design to protect scenic vistas of Mt. 
Hood or the Willamette River from greater encroachments than would 
occur if developed conventionally. 

RESPONSE:  This application does not involve any new buildings, which are subject 
to setbacks or height restrictions.  Therefore, these criteria are not applicable.   

(.07)  Fences: 

A.  The maximum height of a sight-obscuring fence located in the required 
front yard of a residential development shall not exceed four feet. 
B.  The maximum height of a sight-obscuring fence located in the side 
yard of a residential lot shall not exceed four feet forward of the building 
line and shall not exceed six feet in height in the rear yard, except as 
approved by the Development Review Board. Except, however, that a 
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fence in the side yard of residential corner lot may be up to six feet in 
height, unless a greater restriction is imposed by the Development Review 
Board acting on an application. A fence of up to six feet in height may be 
constructed with no setback along the side, the rear, and in the front yard 
of a residential lot adjoining the rear of a corner lot as shown in the 
attached Figure. 
C.  Notwithstanding the provisions of Section 4.122(10)(a) and (b), the 
Development Review Board may require such fencing as shall be deemed 
necessary to promote and provide traffic safety, noise mitigation, and 
nuisance abatement, and the compatibility of different uses permitted on 
adjacent lots of the same zone and on adjacent lots of different zones. 
D.  Fences in residential zones shall not include barbed wire, razor wire, 
electrically charged wire, or be constructed of sheathing material such as 
plywood or flakeboard. 

 
RESPONSE:  The applicant is not proposing any fencing. 
 

Section 4.118. - Standards Applying to all Planned Development Zones. 

(.01)  Height Guidelines. In "S" overlay zones, the solar access provisions 
of Section 4.137 shall be used to determine maximum building heights. In cases 
that are subject to review by the Development Review Board, the Board may 
further regulate heights as follows: 

A.  Restrict or regulate the height or building design consistent with 
adequate provision of fire protection and fire-fighting apparatus height 
limitations. 
B.  To provide buffering of low density developments by requiring the 
placement of three or more story buildings away from the property lines 
abutting a low density zone. 
C.  To regulate building height or design to protect scenic vistas of Mt. 
Hood or the Willamette River. 
D.  In no case shall the height of duplexes, triplexes, fourplexes, or 
townhouses be limited to less than the maximum height allowed for 
detached single-family dwellings in the same zone. In addition, in no case 
shall the height of triplexes, fourplexes, or townhouses be limited to less 
than 25 feet. 

 
RESPONSE:  There has not been an “S” (Solar Access) zone imposed on the subject 
properties, therefore the solar access provisions set forth in Section 4.137 do not 
specifically apply to this development.  The dock is located on the south side of the river.  
Therefore, full solar exposure for this site is limited by riparian tree cover.   
 
No residential structures are proposed, and no changes to the existing elevated landing 
platforms or gangway to the dock are proposed.   
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The proposed change for dock improvements includes extending the dock upstream so it 
aligns more directly with the lower landing.  This dock extension will also accommodate 
canoe and kayak storage and launch facilities, which are currently not available.  In 
addition, the entire dock will be replaced with a new modern light-penetrating deck to 
better support marina habitat.  Views of the river from on or off-site will not be affected 
to any significant degree than currently exists.  The 4 remaining wood pilings will also be 
replaced with steel pilings. 
 
The only new impact to the SROZ associated with the dock improvements will be 
removal of 7 trees, as addressed in herein and in the Arborist’s Report and Abbreviated 
SRIR.  All other work is within the water.   
 
Two of the trees are rubbing against the gangway and need to be removed.  The other 
trees identified for removal are in poor or hazardous condition, thus need to be removed.  
Appropriate mitigation will be provided as addressed later herein.   
 
Separate applications will be submitted to State DSL and Corps of Engineers for the 
necessary permits for the pilings and dock work.   

(.02)  Underground Utilities shall be governed by Sections 4.300 to 4.320. All 
utilities above ground shall be located so as to minimize adverse impacts on the 
site and neighboring properties. 

RESPONSE:  All existing utilities serving the Marina are underground or hung under 
the access stairs to minimize visibility.  No new utilities are necessary to serve the 
proposed new improvements.   

(.03)  Notwithstanding the provisions of Section 4.140 to the contrary, the 
Development Review Board, in order to implement the purposes and objectives 
of Section 4.140, and based on findings of fact supported by the record may: 

A.  Waive the following typical development standards: 

1.  Minimum lot area; 
2.  Lot width and frontage; 
3.  Height and yard requirements; 
4.  Lot coverage; 
5.  Lot depth; 
6.  Street widths; 
7.  Sidewalk requirements; 
8.  Height of buildings other than signs; 
9.  Parking space configuration and drive aisle design; 
10.  Minimum number of parking or loading spaces; 
11.  Shade tree islands in parking lots, provided that alternative 
shading is provided; 
12.  Fence height; 



Charbonneau Marina Modernization Project  
October 2022 
PDG 999-146.7 

20 of 66 

13.  Architectural design standards; 
14.  Transit facilities; 
15.  On-site pedestrian access and circulation standards; 
16.  Solar access standards, as provided in section 4.137; 
17.  Open space in the Residential Neighborhood zone; and 
18.  Lot orientation. 

 
RESPONSE:  The applicant is not requesting any waiver of standards.  Therefore, these 
provisions are not applicable.   

B.  The following shall not be waived by the Board, unless there is 
substantial evidence in the whole record to support a finding that the 
intent and purpose of the standards will be met in alternative ways: 

1.  Open space requirements in residential areas, except that the 
Board may waive or reduce open space requirements in the 
Residential Neighborhood zone. Waivers in compliance with 
[Section] 4.127(.08)(B)(2)(d); 
2.  Minimum density standards of residential zones. The required 
minimum density may be reduced by the Board in the Residential 
Neighborhood zone in compliance with [Section] 4.127(.06) B; 
and 
3.  Minimum landscape, buffering, and screening standards. 

RESPONSE:  Consistent with this Section, no waivers are requested. 

C.  The following shall not be waived by the Board, unless there is 
substantial evidence in the whole record to support a finding that the 
intent and purpose of the standards will be met in alternative ways, and 
the action taken will not violate any applicable federal, state, or regional 
standards: 

1.  Maximum number of parking spaces; 
2.  Standards for mitigation of trees that are removed; 
3.  Standards for mitigation of wetlands that are filled or damaged; 
and 
4.  Trails or pathways shown in the Parks and Recreation Master 
Plan. 

RESPONSE:  This application includes the addition of 8 vehicle parking spaces and 3 
golf cart spaces, plus removal of 1 tree within the parking area.  

As addressed in more detail herein there is not set minimum or maximum parking 
standards for a marina use.  The proposed parking is based on historical use of the 
facility.   
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Also, as addressed herein the applicant is not requesting a waiver of mitigation for the 
proposed tree removal.     

There are no identified wetlands of Master Plan trails associated with this property.   

E.  Adopt other requirements or restrictions, inclusive of, but not limited 
to, the following, except that no additional requirements or restrictions 
can conflict with established clear and objective standards for 
residential development or be grounds for denying a residential 
development proposal when the applicant has selected the clear and 
objective path for approval: 

1.  Percent coverage of land by buildings and structures in 
relationship to property boundaries to provide stepped increases in 
densities away from low-density development. 
2.  Parking ratios and areas expressed in relation to use of various 
portions of the property and/or building floor area. 
3.  The locations, width and improvement of vehicular and 
pedestrian access to various portions of the property, including 
portions within abutting street or private drive. 
4.  Arrangement and spacing of buildings and structures to provide 
appropriate open spaces around buildings. 
5.  Location and size of off-street loading areas and docks. 
6.  Uses of buildings and structures by general classification, and 
by specific designation when there are unusual requirements for 
parking, or when the use involves noise, dust, odor, fumes, smoke, 
vibration, glare or radiation incompatible with present or potential 
development of surrounding property. Such incompatible uses may 
be excluded in the amendment approving the zone change or the 
approval of requested permits. 
7.  Measures designed to minimize or eliminate noise, dust, odor, 
fumes, smoke, vibration, glare, or radiation which would have an 
adverse effect on the present or potential development on 
surrounding properties. 
8.  Schedule of time for construction of the proposed buildings and 
structures and any stage of development thereof to insure 
consistency with the City's adopted Capital Improvements Plan 
and other applicable regulations. 
9.  A waiver of the right of remonstrance by the applicant to the 
formation of a Local Improvement District (LID) for streets, 
utilities and/or other public purposes. 
10.  Modify the proposed development in order to prevent 
congestion of streets and/or to facilitate transportation. 
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11.  Condition the issuance of an occupancy permit upon the 
installation of landscaping or upon a reasonable scheduling for 
completion of the installation of landscaping. In the latter event, a 
posting of a bond or other security in an amount equal to 110 
percent of the cost of the landscaping and installation may be 
required. 
12.  A dedication of property for streets, pathways, and bicycle 
paths in accordance with adopted Facilities Master Plans or such 
other streets necessary to provide proper development of adjacent 
properties. 

 
RESPONSE:  Appropriate conditions will be recommended by the City planning staff 
for consideration in the Final Decision.  The applicant will have an opportunity prior to or 
during the public hearing to review any such conditions.  Therefore, the applicant 
reserves the right to comment at that time, as we do not know what they might be at this 
time (prior to submittal). 
 

(.05) The Planning Director, Development Review Board, or on appeal, the 
City Council, may as a condition of approval for any development for 
which an application is submitted, require that portions of the tract or 
tracts under consideration be set aside, improved, conveyed or dedicated 
for the following uses: 
 
A. Recreational Facilities: The Director, Board, or Council, as the case 

may be, may require that suitable area for parks or playgrounds be set 
aside, improved or permanently reserved for the owners, residents, 
employees or patrons of the development consistent with adopted Park 
standards and Parks and Recreation Master Plan. 

 
B. Open Space Area: Whenever private and/or common open space area 

is provided, the City shall require that an association of owners or 
tenants be established which shall adopt such Articles of 
Incorporation, By-Laws or other appropriate agreement, and shall 
adopt and impose such Declaration of Covenants and Restrictions on 
such open space areas and/or common areas that are acceptable to 
the Development Review Board. Said association shall be formed and 
continued for the purpose of maintaining such open space area. Such 
an association, if required, may undertake other functions. It shall be 
created in such a manner that owners of property shall automatically 
be members and shall be subject to assessments levied to maintain 
said open space area for the purposes intended. The period of 
existence of such association shall be not less than twenty (20) years 
and it shall continue thereafter and until a majority vote of the 
members shall terminate it, and the City Council formally votes to 
accept such termination. 
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C. Easements: Easements necessary to the orderly extension of public 
utilities, and the protection of open space, may be required as a 
condition of approval. When required, such easements must meet the 
requirements of the City Attorney prior to recordation. 

 
RESPONSE:  The existing dock is not a required element of open space within the 
Charbonneau development.  There is substantial open space including the 27-hole golf 
course available with the development.  The Marina was originally approved 
(Conditional Use) at the developer’s request as an added amenity.  Maintenance of the 
facility is managed by the Charbonneau Country Club. 
 
An access easement has been secured over Illahee Court, and all necessary easements for 
public utilities are already in place.   
 
Therefore, the criteria of this section are met. 
 

(.07) Density Transfers. In order to protect significant open space or resource 
areas, the Development Review Board may authorize the transfer of 
development densities from one portion of a proposed development to 
another. Such transfers may go to adjoining properties, provided that 
those properties are considered to be part of the total development under 
consideration as a unit. 

 
RESPONSE:  This request does not affect density and therefore this provision is not 
applicable.    
 

(.08) Wetland Mitigation and other mitigation for lost or damaged resources. 
The Development Review Board may, after considering the testimony of 
experts in the field, allow for the replacement of resource areas with 
newly created or enhanced resource areas. The Board may specify the 
ratio of lost to created and/or enhanced  
areas after making findings based on information in the record. As much 
as possible, mitigation areas shall replicate the beneficial values of the 
lost or damaged resource areas. 

 
RESPONSE:  There are no wetlands associated with the subject site.  Therefore, this 
provision is not applicable.   
 

Section 4.124. - Standards Applying to all Planned Development Residential 

Zones. 

(.01)  Permitted Uses: 

A.  Open Space. 
B.  Single-Family Dwelling Units. 
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C.  Duplexes, triplexes, quadplexes, townhouses. 
D.  Cluster housing, including cottage clusters. 
E.  Multiple-Family Dwelling Units. 
F.  Public parks, playgrounds, recreational and community buildings and 
grounds, tennis courts, and similar recreational uses, all of a non-
commercial nature, provided that any principal building or public 
swimming pool shall be located not less than 45 feet from any other lot. 
G.  Manufactured homes. 

 
RESPONSE:  While Charbonneau is a residential community, no residential use is 
proposed so these provisions are not applicable.   

(.04)  Uses permitted subject to Conditional Use Permit requirements: 

A.  Public and semi-public buildings and/or structures essential to the physical 
and economic welfare of an area, such as fire stations, sub-stations and pump 
stations. 

B.  Public or private clubs, lodges or meeting halls. Public or private parks, 
playground, golf courses, driving ranges, tennis clubs, community centers and 
similar recreational uses. 

C.  Churches, public, private and parochial schools, public libraries and public 
museums. 

D.  Neighborhood Commercial Centers limited to the provisions of goods and 
services primarily for the convenience of and supported by local residents, and 
not requiring a zone change to a commercial designation: 

1.  The site of a Neighborhood Commercial Center was proposed at the 
time of the original application. 
2.  Such centers are of a scale compatible with the surrounding residential 
structures. 
3.  Such centers shall be compatible with the surrounding residential uses. 
4.  The site of a Neighborhood Commercial Center shall be at least one-
quarter mile from any other sites zoned for commercial uses. 
5.  The site of a Neighborhood Commercial Center shall not exceed five 
percent of the total area or one acre, whichever is less. 
6.  The site of a Neighborhood Commercial Center shall have direct 
access to a street of a collector classification and shall have direct 
pedestrian access to the residential areas. 
7.  The site of a Neighborhood Commercial Center shall not include more 
than one quadrant of an intersection and shall not result in traffic of a 
nature which causes a substantial adverse impact on the residential 
character of the planned development. 
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E.  Commercial Recreation which is compatible with the surrounding 
residential uses and promotes the creation of an attractive, healthful, efficient 
and stable environment for living, shopping or working. All such uses except 
golf courses and tennis courts shall conform to the requirements of subsection 
"D" (Neighborhood Commercial Centers), above. 

RESPONSE:  The Charbonneau Marina is an existing approved Conditional Use, which 
best fits the category of Commercial Recreation, all be it a private limited access facility.   
 
This application involves a Modification of the existing Conditional Use Permit 
(Willamette Greenway), as addressed under Sections 4.184 and 4.500-4.514 herein.  

(.07)  General Regulations—Off-Street Parking, Loading and Bicycle 
Parking. Except as required by Subsections (A) through (D), below, the 
requirements of Section 4.155 shall apply within the Village zone. 

A.  General Provisions: 

1.  The provision and maintenance of off-street parking spaces is a 
continuing obligation of the property owner. The standards set forth 
herein shall be considered by the Development Review Board as minimum 
criteria. 
2.  The Board shall have the authority to grant variances or refinements to 
these standards in keeping with the purposes and objectives set forth in 
this zone. 

B.  Minimum and Maximum Off-Street Parking Requirements: 

1.  Table V-2, Off-Street Parking Requirements, below, shall be used to 
determine the minimum and maximum parking standards for noted land 
uses. The minimum number of required parking spaces shown in Table V-
2 shall be determined by rounding to the nearest whole parking space. For 
example, a use containing 500 square feet, in an area where the standard 
is one space for each 400 square feet of floor area, is required to provide 
one off-street parking space. If the same use contained more than 600 
square feet, a second parking space would be required. 
2.  Minimum parking requirements may be met by dedicated off-site 
parking, including surfaced parking areas and parking structures. 
3.  Except for detached single-family dwellings and middle housing, on-
street parking spaces, directly adjoining and on the same side of the street 
as the subject property, may be counted towards meeting the minimum off-
street parking requirements. 
4.  Minimum parking requirements may be reduced under the following 
conditions: 

a.  When complimentary, shared parking availability can be 
demonstrated, or; 
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b.  Bicycle parking may substitute for up to 25 percent of required 
Mixed-Use or Multi-Family Residential parking. For every five 
non-required bicycle parking spaces that meet the short or long-
term bicycle parking standards, the motor vehicle parking 
requirement for compact spaces may be reduced by one space. 

 
REPSONSE:  The applicant is proposing 8 new vehicle parking spaces, plus 3 golf cart 
spaces and a bike rack.  As addressed in more detail under Section 4.155 herein. 
 
Generally, the Code does not provide parking standards for open space or recreational 
Uses.  The proposed parking is based on the historical use of the Marina. 
 
In addition to the on-site parking, guests of authorized Marina residents are directed to 
park at the County facility west of the I-5 bridge.  This minimizes additional traffic 
within Charbonneau and The Haven apartments.    
 
Therefore, these provisions are met.   

(.09)  Street and Access Improvement Standards: 

A.  Except as noted below, the provisions of Section 4.177 shall apply within the 
Village zone: 

1.  General Provisions: 

a.  All street alignment and access improvements shall conform to 
Figures 7, 8, 9A, and 9B of the Villebois Village Master Plan, or as 
refined in an approved Specific Area Plan, Preliminary Development 
Plan, or Final Development Plan, and the following standards: 

i.  All street improvements shall conform to the Public Works 
Standards and the Transportation Systems Plan, and shall provide 
for the continuation of streets through proposed developments to 
adjoining properties or subdivisions, according to the Master 
Plan. 
ii.  All streets shall be developed according to the Master Plan. 

 
RESPONSE:  Access to the Marina is via Illahee Drive, which is an existing street.  No 
new streets are proposed.   
 

Section 4.139.00. - Significant Resource Overlay Zone (SROZ) Ordinance. 

Section 4.139.01. - SROZ—Purpose. 

The Significant Resource Overlay Zone (SROZ) is intended to be used with any 
underlying base zone as shown on the City of Wilsonville Zoning Map. The 
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purpose of the Significant Resource Overlay Zone is to implement the goals and 
policies of the Comprehensive Plan relating to natural resources, open space, 
environment, flood hazard, and the Willamette River Greenway. In addition, the 
purposes of these regulations are to achieve compliance with the requirements 
of the Metro Urban Growth Management Functional Plan (UGMFP) relating to 
Title 3 Water Quality Resource Areas, and Title 13 Habitat Conservation Areas, 
and that portion of Statewide Planning Goal 5 relating to significant natural 
resources. It is not the intent of this ordinance to prevent development where the 
impacts to significant resources can be minimized or mitigated. 

(Ord. No. 674, 11-16-2009) 

Section 4.139.02. - Where these Regulations Apply. 

The regulations of this Section apply to the portion of any lot or development 
site, which is within a Significant Resource Overlay Zone and its associated 
"Impact Areas". The text provisions of the Significant Resource Overlay Zone 
ordinance take precedence over the Significant Resource Overlay Zone maps. 
The Significant Resource Overlay Zone is described by boundary lines shown on 
the City of Wilsonville Significant Resource Overlay Zone Map. For the purpose 
of implementing the provisions of this Section, the Wilsonville Significant 
Resource Overlay Zone Map is used to determine whether a Significant 
Resource Impact Report (SRIR) is required. Through the development of an 
SRIR, a more specific determination can be made of possible impacts on the 
significant resources. 

Unless otherwise exempted by these regulations, any development proposed to 
be located within the Significant Resource Overlay Zone and/or Impact Area 
must comply with these regulations. Where the provisions of this Section conflict 
with other provisions of the City of Wilsonville Planning and Land Development 
Ordinance, the more restrictive shall apply. 

The SROZ represents the area within the outer boundary of all inventoried 
significant natural resources. The Significant Resource Overlay Zone includes 
all land identified and protected under Metro's UGMFP Title 3 Water Quality 
Resource Areas and Title 13 Habitat Conservation Areas, as currently 
configured, significant wetlands, riparian corridors, and significant wildlife 
habitat that is inventoried and mapped on the Wilsonville Significant Resource 
Overlay Zone Map. 

RESPONSE:  There are protected resource areas and designated SROZ associated with 
this riverfront property including a NR-5 Riparian Corridor along the river frontage, in 
the area above the Marina and the parking area.  Essentially the entire riverfront is 
covered by the SROZ.  Compliance with these provisions is addressed later in this report, 
and in the Biologist’s Abbreviated SRIR.   
 



Charbonneau Marina Modernization Project  
October 2022 
PDG 999-146.7 

28 of 66 

The City’s SROZ Map was previously verified under Section 4.139.05 as part of the 
ramp access replacement project (DB15-0059, DB15-0060, SI15-0001), see SRIR.  
This application does not alter the verified Resource Map.  However, it does expand the 
area covered.    
 
The protected riparian corridor along the river extends a minimum of 75 feet from top of 
bank.  The access gangway and other related impacts are addressed within the SRIR, per 
Section 4.139.06 (.01).   
 
Due to the definition of the Area of Limited Conflicting Use (i.e., the area which can be 
impacted in the SROZ), it is necessary to deem the dock and replacement pilings as being 
exempt from the SROZ regulations. The SRIR is the means for justifying the two 
exemptions under 4.139.04 (.02 and .15).  
 
The existing Marina parking area is located within 4 to 12 feet of the top of bank.  As 
identified on the Existing Conditions Plan there are 9 existing parking spaces along the 
north side of the paved area.  There is space along the south side for 2-3 parallel parked 
vehicles.   
 
The applicant is proposing to remove tree #38 and add 2 parking spaces along the north 
side.  In addition, the plan is to construct a retaining wall along the south side of the 
paved area and expand the parking area to provide 6 additional spaces for a total of 8 new 
spaces.  Provision for 2-3 golf cart spaces is also proposed along the west edge adjacent 
to the ODOT fence.  A bike rack is also proposed.      
 
All of the new spaces will be pervious surface to minimize increased storm water runoff.  
No changes to the existing storm water flows are proposed.    
 
The one tree being removed will be replaced, thereby maintaining the riparian corridor to 
the maximum degree practicable.  
 
The proposed site improvements are designed to minimize ground disturbance and native 
vegetation impacts within the SROZ Impact Area, particularly at and below the top of 
bank.   
The parking area improvements only affect one tree near the top of bank.  The new 
pervious paving is along the south and west edges of the existing paved area, and away 
from the top of bank.   
 
The proposed picnic area will be limited to removal of invasive species and clearing of 
non-native ground cover.  There will not be any grading or hard paving, just soft natural 
ground cover.   short gangway from the parking lot to a small landing platform at the top 
of bank.  Tree removal is limited to those in poor or hazardous condition, with 
appropriate mitigation plantings, as recommended by the Project Arborist and Biologist.     
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Section 4.139.03. - Administration. 

(.01)  Resources. The text provisions of this section shall be used to determine 
whether applications may be approved within the Significant Resource Overlay 
Zone. The following maps and documents may be used as references for 
identifying areas subject to the requirements of this Section: 

A.  Metro's UGMFP Title 3 Water Quality Resource Area maps. 
B.  The Federal Emergency Management Agency (FEMA) Flood 
Insurance Rate Maps (FIRM). 
C.  The Wilsonville Local Wetland Inventory (LWI) (1998). 
D.  The Wilsonville Riparian Corridor Inventory (RCI) (1998). 
E.  Locally adopted studies or maps. 
F.  City of Wilsonville slope analysis maps. 
G.  Clackamas and Washington County soils surveys. 
H.  Metro's UGMFP Title 13 Habitat Conservation Area Map. 

(.02)  Impact Area. The "Impact Area" is the area adjacent to the outer 
boundary of a Significant Resource within which development or other 
alteration activities may be permitted through the review of an SRIR (Significant 
Resource Impact Report). Where it can be clearly determined by the Planning 
Director that development is only in the Impact Area and there is no impact to 
the Significant Resource, development may be permitted without SRIR review. 
The impact area is 25 feet wide unless otherwise specified in this ordinance or 
by the decision making body. Designation of an Impact Area is required by 
Statewide Planning Goal 5. The primary purpose of the Impact Area is to ensure 
that development does not encroach into the SROZ. 

(.03)  Significant Resource Impact Report (SRIR). For proposed non-exempt 
development within the SROZ, the applicant shall submit a Significant Resource 
Impact Report (SRIR) as part of any application for a development permit. 

RESPONSE:  SWCA has prepared an Abbreviated SRIR, attached hereto, which 
identified the Impact Area and general compliance with this Code section.   

(.04)  Prohibited Activities. New structures, development and construction 
activities shall not be permitted within the SROZ if they will negatively impact 
significant natural resources. Gardens, lawns, application of chemicals, 
uncontained areas of hazardous materials as defined by DEQ, domestic animal 
waste, dumping of materials of any kind, or other activities shall not be 
permitted within the SROZ if they will negatively impact water quality. 

Unauthorized land clearing or grading of a site to alter site conditions is not 
allowed, and may result in the maximum requirement of mitigation/enhancement 
regardless of pre-existing conditions. 
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RESPONSE:  The applicant is not proposing any Prohibited uses.   

(.05)  Habitat-Friendly Development Practices. To the extent practicable, 
development and construction activities that encroach within the Significant 
Resource Overlay Zone and/or Impact Area shall be designed, located and 
constructed to: 

A.  Minimize grading, removal of native vegetation, disturbance and 
removal of native soils, and impervious area; 
B.  Minimize adverse hydrological impacts on water resources, such as 
using the practices described in Part (a) of Table NR-2, unless their use is 
prohibited by an applicable and required state or federal permit, such as a 
permit required under the federal Clean Water Act, 33 U.S.C. §§ 1251 et 
seq., or the federal Safe Drinking Water Act, 42 U.S.C. §§ 300f et seq., 
and including conditions or plans required by such permit; 
C.  Minimize impacts on wildlife corridors and fish passage, such as by 
using the practices described in Part (b) of Table NR-2; and 
D.  Consider using the practices described in Part (C) of Table NR-2. 

 
RESPONSE:  The proposed improvements are designed using Habitat-Friendly 
Development Practices consistent with these criteria.   
 

Section 4.139.07. - Mitigation Standards. 

The following mitigation standards apply to significant wildlife habitat resource 
areas for encroachments within the Area of Limited Conflicting Uses, and shall 
be followed by those proposing such encroachments. Wetland mitigation shall 
be conducted as per permit conditions from the US Army Corps of Engineers 
and Oregon Division of State Lands. While impacts are generally not allowed in 
the riparian corridor resource area, permitted impacts shall be mitigated by: 
using these mitigation standards if the impacts are to wildlife habitat values; 
and using state and federal processes if the impacts are to wetland resources in 
the riparian corridor. Mitigation is not required for trees lost to a natural event 
such as wind or floods. 

(.01)  The applicant shall review the appropriate Goal 5 Inventory Summary 
Sheets for wildlife habitat (i.e. upland) contained in the City of Wilsonville 
Natural Resource Inventory and Goal 5/Title 3/ESA Compliance and Protection 
Plan ("Compliance and Protection Plan" - May 2000) to determine the resource 
function ratings at the time the inventory was conducted. 

(.02)  The applicant shall prepare a Mitigation Plan document containing the 
following elements: 

A.  The Mitigation Plan shall contain an assessment of the existing natural 
resource function ratings at the time of the proposed encroachment for the 
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site compared to the function ratings recorded in the Compliance and 
Protection Plan. 
B.  The Mitigation Plan shall contain an assessment of the anticipated 
adverse impacts to significant wildlife habitat resources. The impact 
assessment shall discuss impacts by resource functions (as listed in the 
Compliance and Protection Plan, May 2000) for each resource type, and 
shall map the area of impact (square feet or acres) for each function. 
C.  The Mitigation Plan shall present a proposed mitigation action 
designed to replace the lost or impacted resource functions described in 
Subsection B, above. The mitigation plan shall be designed to replace lost 
or impacted functions by enhancement of existing resources on, or off the 
impact site, or creation of new resource areas. 
D.  For mitigation projects based on resource function enhancement, the 
area ratios presented in Table NR-2 shall be applied. These ratios are 
based on the resource function ratings at the time of the proposed action, 
as described in Subsection A, above. The mitigation action shall be 
conducted on the appropriate size area as determined by the ratios in 
Table NR-2. 
E.  The Mitigation Plan shall include a planting plan containing the 
following elements: 

1.  Required Plants and Plant Densities. All trees, shrubs and 
ground cover shall be native vegetation. An applicant shall 
comply with Section 4.139.06(.02)(E)(1)(a) or (b), whichever 
results in more tree plantings, except where the disturbance 
area is one acre or more, the applicant shall comply 
with Section 4.139.06(.02)(E)(1)(b). 

a.  The mitigation requirement shall be calculated based on 
the number and size of trees that are removed from the 
site. Trees that are removed from the site shall be 
replaced as shown in Table NR-3. Conifers shall be 
replaced with conifers. Bare ground shall be planted or 
seeded with native grasses or herbs. 

RESPONSE:  The proposed Mitigation Plan is based on the Arborist’s Report and the 
Abbreviated SRIR recommendations and designed consistent with these criteria.   
 

Excerpt from SRIR: 
 
“Tree Replacement Planting and Understory Rehabilitation Area 
The tree mitigation goal is to improve the ecological integrity and functions of the 
forested habitat. According to the ratios established in Table NR-3 in Section 4.139.07 of 
the City’s SROZ Ordinance, two trees and three shrubs need to be planted for each tree 
removed that is 6 to 12 inches in diameter, three trees and six shrubs need to be planted 
for each tree that is over 12 up to 18 inches in diameter, and seven trees and 18 shrubs 
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need to be planted for each tree over 24 up to 30 inches in diameter. Trees less than 6 
inches do not require mitigation.  
Therefore, for the removal of six trees greater than 6 inches using criteria above would 
require a minimum of 11 trees and 18 shrubs shall be planted in the rehabilitation area. 
The Arborist’s report (Torres 2022) (Appendix C) notes that WC Section 4.620.00(.07) of 
the City’s SROZ Ordinance allows for exceptions to the tree replacement rule. The report 
recommends:  

“…the replacement tree requirement be waived for all invasive trees and applied 
only to T20 and T38, both native species. Natural resources including many 
young and many older trees on the riverbank and its surroundings are being 
carefully preserved. Replanting with one bigleaf maple and one Pacific dogwood 
seems an adequate mitigation, considering that the removal of invasive species 
contributes to the wellbeing of the land.” (Torres 2022).  

The mitigation requirement for understory ground disturbance shall be calculated based 
on the size of the disturbance within the SROZ. Native trees and shrubs shall be planted 
at a rate of five trees and 25 shrubs per every 500 square feet of disturbance area.  
For 605 sq ft of ground disturbance within the SROZ, and additional 6 trees and 30 
shrubs shall be planted. Additionally, all bare ground should be planted or seeded with 
native grasses or herbs.” 

Section 4.139.10. - Development Review Board (DRB) Process. 

The following actions require review through a Development Review Board 
quasi-judicial process. Nothing contained herein shall be deemed to require a 
hearing body to approve a request for a permit under this Section. 

(.03)  Development of structures, additions and improvements that relate to uses 
other than single family residential. 

RESPONSE:  The marina is a use that is not a single family uses.  Therefore, this 
application is required to be reviewed by the DRB.  Compliance with Site Design Review 
is addressed later herein. 
 
CONCLUSION - SROZ 
 
The proposed development complies with the applicable zoning and general development 
standards.   
 
The following sections of this report address the specific applicable provisions of SROZ, 
Section 4.139; Flood Plain, Section 4.172; Site Design Review, Section 4.400; 
Willamette River Greenway, Section 4.500; and Tree Preservation, Section 4.600. 
  
These Code provisions are addressed in order of their Code Section numbering. 
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Section 4.140. - Planned Development Regulations. 

(.01)  Purpose: 

A.  The provisions of Section 4.140 shall be known as the Planned Development 
Regulations. The purposes of these regulations are to encourage the 
development of tracts of land sufficiently large to allow for comprehensive 
master planning, and to provide flexibility in the application of certain 
regulations in a manner consistent with the intent of the Comprehensive Plan 
and general provisions of the zoning regulations and to encourage a 
harmonious variety of uses through mixed use design within specific 
developments thereby promoting the economy of shared public services and 
facilities and a variety of complimentary activities consistent with the land use 
designation on the Comprehensive Plan and the creation of an attractive, 
healthful, efficient and stable environment for living, shopping or working. 

B.  It is the further purpose of the following Section: 

1.  To take advantage of advances in technology, architectural design, and 
functional land use design; 
2.  To recognize the problems of population density, distribution and 
circulation and to allow a deviation from rigid established patterns of 
land uses, but controlled by defined policies and objectives detailed in the 
comprehensive plan; 
3.  To produce a comprehensive development equal to or better than that 
resulting from traditional lot land use development. 
4.  To permit flexibility of design in the placement and uses of buildings 
and open spaces, circulation facilities and off-street parking areas, and to 
more efficiently utilize potentials of sites characterized by special features 
of geography, topography, size or shape or characterized by problems of 
flood hazard, severe soil limitations, or other hazards; 
5.  To permit flexibility in the height of buildings while maintaining a ratio 
of site area to dwelling units that is consistent with the densities 
established by the Comprehensive Plan and the intent of the Plan to 
provide open space, outdoor living area and buffering of low-density 
development. 
6.  To allow development only where necessary and adequate services and 
facilities are available or provisions have been made to provide these 
services and facilities. 
7.  To permit mixed uses where it can clearly be demonstrated to be of 
benefit to the users and can be shown to be consistent with the intent of the 
Comprehensive Plan. 
8.  To allow flexibility and innovation in adapting to changes in the 
economic and technological climate. 
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(.02)  Lot Qualification: 

A.  Planned Development may be established on lots which are suitable for and 
of a size to be planned and developed in a manner consistent with the purposes 
and objectives of Section 4.140. 

B.  Any site designated for development in the Comprehensive Plan may be 
developed as a Planned Development, provided that it is zoned "PD" or 
specifically defined as a PD zone by this Code. All sites which are greater than 
two acres in size, and designated in the Comprehensive Plan for commercial, 
residential, or industrial use shall be developed as Planned Developments, 
unless approved for other uses permitted by the Development Code. Smaller 
sites may also be developed through the City's PD procedures, provided that the 
location, size, lot configuration, topography, open space and natural vegetation 
of the site warrant such development. 

RESPONSE:  The Marina is an established use within the Charbonneau Planned 
Development, which satisfies the lot qualification criteria.   

(.03)  Ownership: 

A.  The tract or tracts of land included in a proposed Planned Development 
must be in one (1) ownership or control or the subject of a joint application by 
the owners of all the property included. The holder of a written option to 
purchase, with written authorization by the owner to make applications, shall be 
deemed the owner of such land for the purposes of Section 4.140. 

B.  Unless otherwise provided as a condition for approval of a Planned 
Development permit, the permittee may divide and transfer units or parcels of 
any development. The transferee shall use and maintain each such unit or 
parcel in strict conformance with the approval permit and development plan. 

RESPONSE:  The marina property is owned by Illahee Drive Fee Owner, LLC, who 
has signed the application. 

(.04)  Professional Design: 

A.  The applicant for all proposed Planned Developments shall certify that the 
professional services of the appropriate professionals have been utilized in the 
planning process for development. 

B.  Appropriate professionals shall include, but not be limited to the following to 
provide the elements of the planning process set out in Section 4.139: 

1.  An architect licensed by the State of Oregon; 
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2.  A landscape architect registered by the State of Oregon; 
3.  An urban planner holding full membership in the American Institute of 
Certified Planners, or a professional planner with prior experience 
representing clients before the Development Review Board, Planning 
Commission, or City Council; or 
4.  A registered engineer or a land surveyor licensed by the State of 
Oregon. 

C.  One of the professional consultants chosen by the applicant from either 1, 2, 
or 3, above, shall be designated to be responsible for conferring with the 
planning staff with respect to the concept and details of the plan. 

D.  The selection of the professional coordinator of the design team will not 
limit the owner or the developer in consulting with the planning staff. 

RESPONSE:  The Professional Design Team, led by Ben Altman, Pioneer Design 
Group, is listed on page 3 above.   

(.05)  Planned Development Permit Process: 

A.  All parcels of land exceeding two acres in size that are to be used for 
residential, commercial or industrial development, shall, prior to the issuance of 
any building permit: 

1.  Be zoned for planned development; 
2.  Obtain a planned development permit; and 
3.  Obtain Planning Director, Development Review Board, or, on appeal, 
City Council approval. 

B.  Zone change and amendment to the zoning map are governed by the 
applicable provisions of the Zoning Sections, inclusive of Section 4.197. 

RESPONSE:  The Marina is an established use within the Charbonneau Planned 
Development, which qualifies this application under the planned development 
provisions.  The property is already zoned PDR-4, with a Conditional Use for the 
marina.   

C.  Development Review Board and Planning Director approval is governed by 
Sections 4.400 to 4.450. 

RESPONSE:  See responses to Section 4.400-4.450 herein below. 

D.  All planned developments require a planned development permit. The 
planned development permit review and approval process consists of the 
following multiple stages, the last two or three of which can be combined at the 
request of the applicant: 
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1.  Pre-application conference with Planning Department; 

RESPONSE:  A pre-application conference was completed March 3, 2022.  Summary 
notes are attached hereto. 

2.  Preliminary (Stage I) review by the Development Review Board or the 
Planning Director for properties within the Coffee Creek Industrial 
Design Overlay District. When a zone change is necessary, application for 
such change shall be made simultaneously with an application for 
preliminary approval; and 
3.  Final (Stage II) review by the Development Review Board or the 
Planning Director for properties within the Coffee Creek Industrial 
Design Overlay District. 
4.  In the case of a zone change and zone boundary amendment, City 
Council approval is required to authorize a Stage I preliminary plan 
except for properties within the Coffee Creek Industrial Design Overlay 
District, which may receive separate zone map amendment approvals. 

RESPONSE:  The marina was part of the original Charbonneau Master Plan (Stage I). 

(.07)  Preliminary Approval (Stage One): 

A.  Applications for preliminary approval for planned developments shall: 

1.  Be made by the owner of all affected property or the owner's 
authorized agent; and 
2.  Be filed on a form prescribed by the City Planning Department and 
filed with said Department. 
3.  Set forth the professional coordinator and professional design team as 
provided in subsection (.04), above. 
4.  State whether the development will include mixed land uses, and if so, 
what uses and in what proportions and locations. 

RESPONSE:  No new Stage I Master Plan is required. 

(.09)  Final Approval (Stage Two):   [Note: Outline Number is incorrect.] 

A.  Unless an extension has been granted by the Development Review Board or 
Planning Director, as applicable, within two years after the approval or 
modified approval of a preliminary development plan (Stage I), the applicant 
shall file with the City Planning Department a final plan for the entire 
development or when submission in stages has been authorized pursuant 
to Section 4.035 for the first unit of the development, a public hearing shall be 
held on each such application as provided in Section 4.013. As provided 
in Section 4.134, an application for a Stage II approval within the Coffee Creek 
Industrial Design Overlay District may be considered by the Planning Director 
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without a public hearing as a Class II Administrative Review as provided 
in Section 4.035(.03). 

RESPONSE:  Prior development within Charbonneau, including the marina, has 
vested this Planned Development, relative to Stage I validity.   

This application provides Stage II Final Development Plans for modernization of the 
marina, as outlined herein. 

B.  The Development Review Board or Planning Director, as applicable, shall 
determine whether the proposal conforms to the permit criteria set forth in this 
Code, and shall approve, conditionally approve, or disapprove the application. 

C.  The final plan shall conform in all major respects with the approved 
preliminary development plan, and shall include all information included in the 
preliminary plan plus the following: 

1.  The location of water, sewerage and drainage facilities; 
2.  Preliminary building and landscaping plans and elevations, sufficient 
to indicate the general character of the development; 
3.  The general type and location of signs; 
4.  Topographic information as set forth in Section 4.035; 
5.  A map indicating the types and locations of all proposed uses; and 
6.  A grading plan. 

RESPONSE:  No new utilities services are required for the proposed improvements.  
There are no new buildings proposed and not new signage. 

The submittal documents include the topographic mapping (Existing Conditions Plan), 
and define the general character of the proposed improvements, which include added 
parking, a picnic area and replacement and expansion of the dock. 

The only grading involved will be on the south side of the parking lot for the retaining 
wall and new parking spaces.   

All of these improvements are generally consistent with the intent of the original Stage 
I Master Plan.   

D.  The final plan shall be sufficiently detailed to indicate fully the ultimate 
operation and appearance of the development or phase of development. 
However, Site Design Review is a separate and more detailed review of 
proposed design features, subject to the standards of Section 4.400. 

RESPONSE:  The Stage II Final Development Plans are sufficiently detailed to 
indicate fully the ultimate operation and appearance of the development or phase of 
development, see also responses to Design Review (4.400-4.450). 
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E.  Copies of legal documents required by the Development Review Board or 
Planning Director, as applicable, for dedication or reservation of public 
facilities, or for the creation of a non-profit homeowner's association, shall also 
be submitted. 

RESPONSE:  The applicant is not aware of any new legal documents required for the 
proposed development.  The marina is already covered by easements and the 
Charbonneau HOA. 

J.  A planned development permit may be granted by the Development Review 
Board or Planning Director, as applicable, only if it is found that the 
development conforms to all the following criteria, as well as to the Planned 
Development Regulations in Section 4.140: 

1.  The location, design, size and uses, both separately and as a whole, 
are consistent with the Comprehensive Plan, and with any other 
applicable plan, development map or Ordinance adopted by the City 
Council. 

RESPONSE:  The location, design, size and uses, both separately and, as a whole of 
the proposed improvements are consistent with the Comprehensive Plan, PDR-4 zoning 
and the Charbonneau Master Plan. 

2.  That the location, design, size and uses are such that traffic generated 
by the development at the most probable used intersection(s) can be 
accommodated safely and without congestion in excess of Level of 
Service D, as defined in the Highway Capacity Manual published by the 
National Highway Research Board, on existing or immediately planned 
arterial or collector streets and will, in the case of commercial or 
industrial developments, avoid traversing local streets. Immediately 
planned arterial and collector streets are those listed in the City's 
adopted Capital Improvement Program, for which funding has been 
approved or committed, and that are scheduled for completion within 
two years of occupancy of the development or four year if they are an 
associated crossing, interchange, or approach street improvement to 
Interstate 5. 

a.  In determining levels of Service D, the City shall hire a traffic 
engineer at the applicant's expense who shall prepare a written 
report containing the following minimum information for 
consideration by the Development Review Board: 

i.  An estimate of the amount of traffic generated by the 
proposed development, the likely routes of travel of the 
estimated generated traffic, and the source(s) of 
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information of the estimate of the traffic generated and the 
likely routes of travel; 
ii.  What impact the estimate generated traffic will have on 
existing level of service including traffic generated by (1) 
the development itself, (2) all existing developments, (3) 
Stage II developments approved but not yet built, and (4) 
all developments that have vested traffic generation rights 
under section 4.140(.10), through the most probable used 
intersection(s), including state and county intersections, at 
the time of peak level of traffic. This analysis shall be 
conducted for each direction of travel if backup from other 
intersections will interfere with intersection operations. 

b.  The following are exempt from meeting the Level of Service D 
criteria standard: 

i.  A planned development or expansion thereof which 
generates three new p.m. peak hour traffic trips or less; 
ii.  A planned development or expansion thereof which 
provides an essential governmental service. 

c.  Traffic generated by development exempted under this 
subsection on or after Ordinance No. 463 was enacted shall not be 
counted in determining levels of service for any future applicant. 
d.  Exemptions under 'b' of this subsection shall not exempt the 
development or expansion from payment of system development 
charges or other applicable regulations. 
e.  In no case will development be permitted that creates an 
aggregate level of traffic at LOS "F". 

3.  That the location, design, size and uses are such that the residents or 
establishments to be accommodated will be adequately served by 
existing or immediately planned facilities and services. 

RESPONSE:  The proposed marina improvements will not result in any significant 
increase in traffic impacts.  The applicant has requested and has been granted a waiver 
of the traffic impact report.    

Therefore, all PD Permit criteria are met.   

GENERAL DEVELOPMENT REGULATIONS 

Section 4.154. - On-site Pedestrian Access and Circulation. 

(.01)  On-site Pedestrian Access and Circulation: 
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A.  The purpose of this section is to implement the pedestrian access and 
connectivity policies of the Transportation System Plan. It is intended to provide 
for safe, reasonably direct, and convenient pedestrian access and circulation. 

B.  Standards. Development shall conform to all of the following standards: 

1.  Continuous Pathway System. A pedestrian pathway system shall 
extend throughout the development site and connect to adjacent 
sidewalks, and to all future phases of the development, as applicable. 

2.  Safe, Direct, and Convenient. Pathways within developments shall 
provide safe, reasonably direct, and convenient connections between 
primary building entrances and all adjacent parking areas, recreational 
areas/playgrounds, and public rights-of-way and crosswalks based on 
all of the following criteria: 

a.  Pedestrian pathways are designed primarily for pedestrian 
safety and convenience, meaning they are free from hazards and 
provide a reasonably smooth and consistent surface. 
b.  The pathway is reasonably direct. A pathway is reasonably 
direct when it follows a route between destinations that does not 
involve a significant amount of unnecessary out-of-direction travel. 
c.  The pathway connects to all primary building entrances and is 
consistent with the Americans with Disabilities Act (ADA) 
requirements. 
d.  All parking lots larger than three acres in size shall provide an 
internal bicycle and pedestrian pathway pursuant to Section 
4.155(.03)B.3.d. 

RESPONSE:  The existing Haven Apartments and the marina area have established 
pedestrian pathways, that will not be altered by the proposed improvements, except that 
ADA accessibility will be enhanced with two ADA parking stalls near the dock access, 
and a passive pathway will be extended into the wooded area east of the parking lot for 
access to the proposed picnic area.   

3.  Vehicle/Pathway Separation. Except as required for crosswalks, per 
subsection 4, below, where a pathway abuts a driveway or street it shall 
be vertically or horizontally separated from the vehicular lane. For 
example, a pathway may be vertically raised six inches above the 
abutting travel lane, or horizontally separated by a row of bollards. 

4.  Crosswalks. Where a pathway crosses a parking area or driveway, it 
shall be clearly marked with contrasting paint or paving materials (e.g., 
pavers, light-color concrete inlay between asphalt, or similar contrast). 
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5.  Pathway Width and Surface. Primary pathways shall be constructed 
of concrete, asphalt, brick/masonry pavers, or other durable surface, 
and not less than five feet wide. Secondary pathways and pedestrian 
trails may have an alternative surface except as otherwise required by 
the ADA. 

6.  All pathways shall be clearly marked with appropriate standard 
signs. 

(Ord. No. 719, 6-17-2013) 

RESPONSE:  The existing and proposed pedestrian access and circulation is designed 
consistent with these criteria.   
 

Section 4.155. - General Regulations—Parking, Loading and Bicycle Parking. 

(.01)  Purpose: 

A.  The design of parking areas is intended to enhance the use of the parking 
area as it relates to the site development as a whole, while providing 
efficient parking, vehicle circulation and attractive, safe pedestrian access. 

B. As much as possible, site design of impervious surface parking and loading 
areas shall address the environmental impacts of air and water pollution, as 
well as climate change from heat islands. 

C. The view from the public right-of-way and adjoining properties is critical to 
meet the aesthetic concerns of the community and to ensure that private 
property rights are met. Where developments are located in key locations 
such as near or adjacent to the I-5 interchanges, or involve large expanses 
of asphalt, they deserve community concern and attention. 

(.02)  General Provisions: 

A.  The provision and maintenance of off-street parking spaces is a continuing 
obligation of the property owner. The standards set forth herein shall be 
considered by the Development Review Board as minimum criteria. 

1. The Board shall have the authority to grant variances or planned 
development waivers to these standards in keeping with the purposes and 
objectives set forth in the Comprehensive Plan and this Code. 

2.  Waivers to the parking, loading, or bicycle parking standards shall only 
be issued upon a finding that the resulting development. 

 
RESPONSE:  At the northwest corner of the Haven Apartment complex there is an 
auxiliary parking area that was constructed for marina use.  This parking was provided 
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when the apartments were built, as the previous marina parking was located just south of 
the pathway and was reassigned to the apartments. The current marina parking can 
accommodate 9-12 vehicles. 
 
Historically marina use has been limited to residents and individuals who acquired a slip 
through the Charbonneau Country Club.  Parking at the marina is also limited to those 
having access rights.  Guests of authorized users are generally directed to park at the 
County boat launch on Butteville Road west of the I-5 Boone Bridge.  To date, there has 
not been any major parking issues, other than periodic lack of spaces. 
 
The applicant is now proposing to add 7 spaces, including two designated ADA stalls.  
Additional spaces for golf carts are also proposed as reflected on the Development Plans.  

(.03)  Minimum and Maximum Off-Street Parking Requirements: 

A.  Parking and loading or delivery areas shall be designed with access and 
maneuvering area adequate to serve the functional needs of the site and shall: 

1.  Separate loading and delivery areas and circulation from customer 
and/or employee parking and pedestrian areas. Circulation patterns shall 
be clearly marked. 
2.  To the greatest extent possible, separate vehicle and pedestrian traffic. 

 
RESPONSE:  Table 5 in this Code section does not provide a specific standard for 
marinas.  The code generally does not specify parking requirements for open spaces and 
recreational facilities. 
 
The parking was previously approved, and the applicant is not proposing any changes to 
the parking area.  Since this is an existing prior approved use, with only limited new 
spaces being added, the applicant has requested a Waiver of the Traffic Impact Report, 
which has been approved.   
 
There is no boat launch associated with the marina.  All boat launching is handled 
upstream at the County facility west of the I-5 Bridge. 
 
With the added spaces, the parking spaces will be restriped. 

B.  Parking areas over 650 square feet, excluding access areas, and loading or 
delivery areas shall be landscaped to minimize the visual dominance of the 
parking or loading area, as follows: 

1.  Landscaping of at least ten percent of the parking area designed to be 
screened from view from the public right-of-way and adjacent 
properties. This landscaping shall be considered to be part of the 15 
percent total landscaping required in Section 4.176.03 for the site 
development. 
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2.  Landscape tree planting areas shall be a minimum of eight feet in 
width and length and spaced every eight parking spaces or an equivalent 
aggregated amount. 

a.  Trees shall be planted in a ratio of one tree per eight parking 
spaces or fraction thereof, except in parking areas of more than 
200 spaces where a ratio of one tree per six spaces shall be 
applied as noted in subsection [4.155](.03)B.3. A landscape design 
that includes trees planted in areas based on an aggregated 
number of parking spaces must provide all area calculations. 
b. Except for trees planted for screening, all deciduous interior 
parking lot trees must be suitably sized, located, and maintained to 
provide a branching minimum of seven feet clearance at maturity. 

 
RESPONSE:  The required parking area landscaping is proposed to be combined with 
the SROZ Mitigation Plantings, to further enhancement the Resource area, rather than 
providing trees and plantings at the south side of the parking lot. 
 
Therefore, these criteria are met, in conjunction with the SROZ Mitigation Plan. 

 

Section 4.171. - General Regulations—Protection of Natural Features and 

Other Resources. 

(.01)  Purpose. It is the purpose of this Section to prescribe standards and 
procedures for the use and development of land to assure the protection of 
valued natural features and cultural resources. The requirements of this Section 
are intended to be used in conjunction with those of the Comprehensive Plan 
and other zoning standards. It is further the purpose of this Section: 

A.  To protect the natural environmental and scenic features of the City of 
Wilsonville. 
B.  To encourage site planning and development practices which protect 
and enhance natural features such as riparian corridors, streams, 
wetlands, swales, ridges, rock outcroppings, views, large trees and 
wooded areas. 
C.  To provide ample open space and to create a constructed environment 
capable and harmonious with the natural environment. 

RESPONSE:  As discussed herein, there are protected resources (SROZ) associated 
with this development.  These river related resources are appropriately addressed under 
the responses to the SROZ code provisions.    
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(.02)  General Terrain Preparation: 

A.  All developments shall be planned, designed, constructed and 
maintained with maximum regard to natural terrain features and 
topography, especially hillside areas, floodplains, and other significant 
landforms. 

B.  All grading, filling and excavating done in connection with any 
development shall be in accordance with the Uniform Building Code. 

C.  In addition to any permits required under the Uniform Building 
Code, all developments shall be planned, designed, constructed and 
maintained so as to: 

1. Limit the extent of disturbance of soils and site by grading, 
excavation and other land alterations. 

2. Avoid substantial probabilities of: (l) accelerated erosion; (2) 
pollution, contamination, or siltation of lakes, rivers, streams 
and wetlands; (3) damage to vegetation; (4) injury to wildlife 
and fish habitats. 

3. Minimize the removal of trees and other native vegetation that 
stabilize hillsides, retain moisture, reduce erosion, siltation 
and nutrient runoff, and preserve the natural scenic 
character. 

 
RESPONSE:  As discussed earlier, there are protected natural resources associated with 
this property.  These resource areas are appropriately preserved and protected within the 
riverfront development as designated open space (88DR14) and are also regulated by 
SROZ Overlay zoning and Willamette River Greenway provisions in the Development 
Code.  In addition, there is a general Scenic Easement, assigned to ODOT that covers the 
riparian corridor along the riverbank.   
 
The marina is an existing approved facility.  This application proposes improvements to 
enhance and modernize the marina facilities, including replacement of the dock.      
 
This proposal does not significantly alter any existing open space and is designed to 
minimize visual impacts and enhance the riparian corridor.  The proposed mitigation 
maximizes retention and enhancement of the riparian vegetation. 
 
The proposed habitat-friendly picnic area is designed to provide additional opportunities 
for passive recreation and relaxation with enjoyment of river views.  The improvements 
are minimal, consisting primarily of clearing of non-native vegetation and soft natural 
ground cover, and no permanent structures or paving.  Just tables and benches are 
proposed.  Impacts and mitigation are addressed in the Abbreviated SRIR.    
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Therefore, the development complies with these provisions. 
 

Section 4.172. - Flood Plain Regulations. 

(.01)  Purpose: 

A.  To minimize public and private losses due to flood conditions in flood-prone 
areas. 

B.  To regulate uses and alteration of land which would otherwise cause 
erosion, decreased storm water storage capability, increased flood heights or 
velocities. 

C.  To require that uses vulnerable to floods, including facilities which serve 
such uses, be protected against flood damage at the time of initial construction, 
alteration or remodeling. 

D.  To restrict filling, grading, dredging, and other development which would 
increase flood damage. 

E.  To prevent construction of flood barriers which would unnaturally divert 
flood waters or increase flood hazards in other areas. 

F.  To properly regulate the 100-year flood plain identified by the Federal 
Insurance Administration (FIA) in the "Flood Insurance Study for Clackamas 
County and Incorporated Areas dated effective June 17, 2008l, and displayed on 
FIA Floodway and Flood Insurance Rate Maps dated effective June 17, 2008, 
which are on file with the City's Community Development Department. 

G.  To implement the policies of the Comprehensive Plan and to provide 
standards consistent with Wilsonville's adopted Storm Drainage Master Plan. 

H.  To insure the City and its residents and businesses, continued eligibility in 
the National Flood Insurance Program by complying with the requirements of 
the National Flood Insurance Act of l968 and the Flood Disaster Protection Act 
of l973. 

RESPONSE:  The Floodplain is 94 feet at this location.  The existing lower elevated 
landing platform (80.1’) at shoreline is located within the 100-year floodplain.  However, 
the dock and landing platform were previously approved by the City and Corps of 
Engineers/DSL, including appropriate floodplain permit.   
 
The proposed dock replacement will be subject to a new Corps of Engineers/DSL permit. 
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(.03)  Development Permit Required: 

A.  A Development Permit shall be obtained before construction or 
development, including grading, begins within any area of special flood hazard. 
The Permit shall be for all structures including manufactured homes and for all 
development including fill and other activities. 

B.  Outright Permitted Uses in the 100-year Flood Plain: 

1.  Agricultural use that is conducted without a structure other than a 
boundary fence. 
2.  Recreational uses which would require only minor structures such as 
picnic tables and barbecues. 
3.  Residential uses that do not contain buildings. 
4.  Underground utility facilities. 
5.  Repair, reconstruction or improvement of an existing structure, the cost 
of which is less than 50 percent of the market value of the structure, as 
determined by the City's Building Official, prior to the improvement or the 
damage requiring reconstruction, provided no development occurs in the 
floodway. 

RESPONSE:  Except for the dock replacements, there will not be any ground level 
improvements or utilities installed within the floodplain.  All ground improvements, 
grading, etc. will occur above top of bank.    

(.04)  Uses within the 100-year Flood Plain requiring a Flood Plain Permit: 

A.  Any development except as specified in subsection (.03), above, that is 
otherwise permitted within the Zoning District provided such development 
is consistent with the Flood Plain Standards. 
B.  All subdivisions and land partitions. 
C.  Installation of dikes to provide buildable or usable property, provided 
that said dikes do not conflict with the policies of the Comprehensive Plan 
and this Section. 

 
RESPONSE:  The applicant is proposing major upgrades to the dock, as described 
herein, which will be subject to a separate DSL/Corps. Permit.  The proposed dock 
improvements will provide enhance marine habitat-friendly decking and will replace the 
4 remaining wood pilings with steel pilings.   
   
None of the existing landing platform or dock are within the defined floodway.  And the 
dock improvements will not result in any net rise in flood elevations, as there is not 
excavating cut or fill proposed.     
 



Charbonneau Marina Modernization Project  
October 2022 
PDG 999-146.7 

47 of 66 

Therefore, no Flood Plain Permit is required.  Therefore, the proposed development 
complies with the floodplain provisions. 

Section 4.175. - Public Safety and Crime Prevention. 

 
(.01)  All developments shall be designed to deter crime and insure public safety. 
(.02)  Addressing and directional signing shall be designed to assure 
identification of all buildings and structures by emergency response personnel, as 
well as the general public. 
(.03)  Areas vulnerable to crime shall be designed to allow surveillance. Parking 
and loading areas shall be designed for access by police in the course of routine 
patrol duties. 
(.04)  Exterior lighting shall be designed and oriented to discourage crime. 

RESPONSE:  The marina site has limited outdoor lighting to minimize greenway and 
habitat impacts, while providing sufficient light for user safety.  There is also some 
lighting provided from the adjacent Haven Apartments, particularly for the marina 
parking. 

The parking area is well screened from views from the river but is relatively open for 
surveillance from the Haven Apartments.   

Section 4.176. - Landscaping, Screening, and Buffering. 

Note: The reader is encouraged to see Section 4.179, applying to screening and 
buffering of storage areas for solid waste and recyclables. 

(.01)  Purpose. This Section consists of landscaping and screening standards 
and regulations for use throughout the City. The regulations address materials, 
placement, layout, and timing of installation. The City recognizes the ecological 
and economic value of landscaping and requires the use of landscaping and 
other screening or buffering to: 

A.  Promote the re-establishment of vegetation for aesthetic, health, 
erosion control, flood control and wildlife habitat reasons; 
B.  Restore native plant communities and conserve irrigation water 
through establishment, or re-establishment, of native, drought-tolerant 
plants; 
C.  Mitigate for loss of native vegetation; 
D.  Establish and enhance a pleasant visual character which recognizes 
aesthetics and safety issues; 
E.  Promote compatibility between land uses by reducing the visual, noise, 
and lighting impacts of specific development on users of the site and 
abutting sites or uses; 
F.  Unify development and enhance and define public and private spaces; 
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G.  Promote the retention and use of existing topsoil and vegetation. 
Amended soils benefit stormwater retention and promote infiltration; 
H.  Aid in energy conservation by providing shade from the sun and 
shelter from the wind; and 
I.  Screen from public view the storage of materials that would otherwise 
be considered unsightly. 
J.  Support crime prevention, create proper sight distance clearance, and 
establish other safety factors by effective landscaping and screening. 
K.  Provide landscaping materials that minimize the need for excessive use 
of fertilizers, herbicides and pesticides, irrigation, pruning, and mowing to 
conserve and protect natural resources, wildlife habitats, and watersheds. 

RESPONSE:  The marina and parking area is located at the river’s edge (Greenway & 
SROZ).  Therefore, the primary focus for landscaping is removal of non-native 
vegetation and preservation and enhancement of native riparian trees and vegetation.   

(.02)  Landscaping and Screening Standards: 

A.  Subsections "C" through "I," below, state the different landscaping and 
screening standards to be applied throughout the City. The locations where the 
landscaping and screening are required and the depth of the landscaping and 
screening is stated in various places in the Code. 

B.  All landscaping and screening required by this Code must comply with all of 
the provisions of this Section, unless specifically waived or granted a Variance 
as otherwise provided in the Code. The landscaping standards are minimum 
requirements; higher standards can be substituted as long as fence and 
vegetation-height limitations are met. Where the standards set a minimum based 
on square footage or linear footage, they shall be interpreted as applying to 
each complete or partial increment of area or length (e.g., a landscaped area of 
between 800 and 1,600 square feet shall have two trees if the standard calls for 
one tree per 800 square feet. 

C.  General Landscaping Standard: 

1.  Intent. The General Landscaping Standard is a landscape treatment 
for areas that are generally open. It is intended to be applied in 
situations where distance is used as the principal means of separating 
uses or developments and landscaping is required to enhance the 
intervening space. Landscaping may include a mixture of ground cover, 
evergreen and deciduous shrubs, and coniferous and deciduous trees. 

2.  Required materials. Shrubs and trees, other than street trees, may be 
grouped. Ground cover plants must fully cover the remainder of the 
landscaped area (see Figure 21: General Landscaping). The General 
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Landscaping Standard has two different requirements for trees and 
shrubs: 

a.  Where the landscaped area is less than 30 feet deep, one tree is 
required for every 30 linear feet. 
b.  Where the landscaped area is 30 feet deep or greater, one tree 
is required for every 800 square feet and two high shrubs or three 
low shrubs are required for every 400 square feet. 

RESPONSE:  Minor perimeter landscape screening is proposed along the south edge 
of the parking area.  The primary purpose of this screening is to protect the adjacent 
Haven Apartments from headlights, while also maintaining good sight surveillance. 

D.  Low Screen Landscaping Standard: 

1.  Intent. The Low Screen Landscaping Standard is a landscape treatment that 
uses a combination of distance and low screening to separate uses or 
developments. It is intended to be applied in situations where low screening is 
adequate to soften the impact of one use or development on another, or where 
visibility between areas is more important than a total visual screen. The Low 
Screen Landscaping Standard is usually applied along street lot lines or in the 
area separating parking lots from street rights-of-way. 

2. Required materials. The Low Screen Landscaping Standard requires 
sufficient low shrubs to form a continuous screen three feet high and 95 percent 
opaque, year-round. In addition, one tree is required for every 30 linear feet of 
landscaped area, or as otherwise required to provide a tree canopy over the 
landscaped area. Ground cover plants must fully cover the remainder of the 
landscaped area. A three foot high masonry wall or a berm may be substituted 
for the shrubs, but the trees and ground cover plants are still required. When 
applied along street lot lines, the screen or wall is to be placed along the 
interior side of the landscaped area. (See Figure 22: Low Screen Landscaping). 

RESPONSE:  The mitigation planting is based on the SRIR, with clearing of invasive 
species and understory east of parking area and creation of a habitat-friendly, low impact 
picnic area.  The plan provides for a 3-foot-wide access point from the parking lot and the 
then a gravel pad 3 feet around the perimeter of a 6-foot picnic table.  It is intended that 
the gravel pad will be specifically field located to determine the best possible location, 
with the least ground impact. 
 

Section 4.177. - Street Improvement Standards. 

This section contains the City's requirements and standards for pedestrian, 
bicycle, and transit facility improvements to public streets, or within public 
easements. The purpose of this section is to ensure that development, including 
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redevelopment, provides transportation facilities that are safe, convenient, and 
adequate in rough proportion to their impacts. 

(.01)  Development and related public facility improvements shall comply with 
the standards in this section, the Wilsonville Public Works Standards, and the 
Transportation System Plan, in rough proportion to the potential impacts of the 
development. Such improvements shall be constructed at the time of 
development or as provided by Section 4.140, except as modified or waived by 
the City Engineer for reasons of safety or traffic operations. 

RESPONSE:  The marina has access via Illahee Drive through the Haven Apartments 
(easement).   

No new streets are proposed or necessary.  The applicant has requested and has been 
granted a waiver of the Traffic Impact Study due to the limited traffic volume 
associated with the marina. 

Section 4.179. - Mixed Solid Waste and Recyclables Storage in New Multi-

Family Residential and Non-Residential Buildings. 

(.01)  All site plans for multi-family residential and non-residential buildings 
submitted to the Wilsonville Development Review Board for approval shall 
include adequate storage space for mixed solid waste and source separated 
recyclables. 

(.02)  The floor area of an interior or exterior storage area shall be excluded 
from the calculation of building floor area for purposes of determining 
minimum storage requirements. 

(.03)  The storage area requirement shall be based on the predominant use(s) of 
the building. If a building has more than one of the uses listed herein and that 
use occupies 20 percent or less of the floor area of the building, the floor area 
occupied by that use shall be counted toward the floor area of the predominant 
use(s). If a building has more than one of the uses listed herein and that use 
occupies more than 20 percent of the floor area of the building, then the storage 
area requirement for the whole building shall be the sum of the requirement for 
the area of each use. 

(.04)  Storage areas for multiple uses on a single site may be combined and 
shared. 

(.05)  The specific requirements are based on an assumed storage height of four 
feet for solid waste/recyclables. Vertical storage higher than four feet but no 
higher than seven feet may be used to accommodate the same volume of storage 
in a reduced floor space. Where vertical or stacked storage is proposed, the site 
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plan shall include drawings to illustrate the layout of the storage area and 
dimensions for the containers. 

RESPONSE:  Historically, marina users have been responsible for removing their 
trash.  No containers have been provided and there has not been any trash issues. 

However, with the proposed picnic area trash containers will need to be provided for 
convenience.  The applicant has coordinated with Republic Services, per attached letter. 

Section 4.199. - Outdoor Lighting. 

Section 4.199.10. - Outdoor Lighting In General. 

(.01)  Purpose. The purpose of this Code is to provide regulations for 
outdoor lighting that will: 

A.  Permit reasonable uses of outdoor lighting for nighttime safety, utility, 
security, productivity, enjoyment and commerce. 
B.  Conserve energy and resources to the greatest extent possible. 
C.  Minimize glare, particularly in and around public rights-of-way; and 
reduce visual discomfort and improve visual acuity over large areas by 
avoiding "light islands" and "spotlighting" that result in reduced visual 
perception in areas adjacent to either the source of the glare or the area 
illuminated by the glare. 
D.  Minimize light trespass, so that each owner of property does not cause 
unreasonable light spillover to other property. 
E.  Curtail the degradation of the nighttime environment and the night sky. 
F.  Preserve the dark night sky for astronomy and enjoyment. 
G.  Protect the natural environment, including wildlife, from the damaging 
effects of night lighting from human sources. 
(.02)  Purpose Statement as Guidelines: Declaration of purpose 
statements are guidelines and not approval criteria in the application of 
WC Section 4.199. 

 
RESPONSE:  The marina site has limited outdoor lighting to minimize greenway and 
habitat impacts, while providing sufficient light for user safety.  Existing lighting is 
summarized in Table 1. 

There is only 1 existing light pole in the northeast corner of the parking area.  The 
parking area is well screened from views from the river but is relatively open for 
surveillance from the Haven Apartments.  The south edge of the marina parking gets 
some light provided from the adjacent Haven Apartments by two existing poles.  
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Table 1 
Existing and Proposed Lighting 

  
Area Lighting Existing Lighting Proposed Lighting Percent Change 

Parking Area 1     
Gangway 0  19 (2185 Lumens) 100  
Dock 14 (12,180 Lumens) 66 (13,570 Lumens) 10 

Total  15 (12,180 
Lumens) 

 85 (15,755 
Lumens) 

 29 

 
Proposed new and replacement lighting is proposed primarily for the Marina gangway 
and dock.  All existing lighting will be replaced with LED fixtures with appropriate 
cutoff shielding and motion detector controls. 
 

Section 4.199.30. - Lighting Overlay Zones. 

(.01)  The designated Lighting Zone as indicated on the Lighting Overlay Zone 
Map for a commercial, industrial, multi-family or public facility parcel or 
project shall determine the limitations for lighting systems and fixtures as 
specified in this Ordinance. 

A.  Property may contain more than one lighting zone depending on site 
conditions and natural resource characteristics. 

(.02)  The Lighting Zones shall be: 

A.  LZ 1. Developed areas in City and State parks, recreation areas, SROZ 
wetland and wildlife habitat areas; developed areas in natural settings; 
sensitive night environments; and rural areas. This zone is intended to be 
the default condition for rural areas within the City. 
B.  LZ 2. Low-density suburban neighborhoods and suburban commercial 
districts, industrial parks and districts. This zone is intended to be the 
default condition for the majority of the City. 
 C.  LZ 3. Medium to high-density suburban neighborhoods and districts, 
major shopping and commercial districts as depicted on the Lighting 
Overlay Zone Map. 
 LZ 4. Reserved for limited applications with special lighting 
requirements. This zone is appropriate for users who have unique site or 
operating circumstances that warrant additional light. This zone shall not 
be applied to residential or agricultural areas. 

RESPONSE:  The Charbonneau Marina is within the LZ2 Zone. 
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(.01)  Non-Residential Uses and Common Residential Areas. 

A.  All outdoor lighting shall comply with either the Prescriptive Option 
or the Performance Option below. 

B.  Prescriptive Option. If the lighting is to comply with this Prescriptive 
Option, the installed lighting shall meet all of the following requirements 
according to the designated Lighting Zone. 

1.  The maximum luminaire lamp wattage and shielding shall 
comply with Table 7. 
2.  Except for those exemptions listed in Section 4.199.20(.02), the 
exterior lighting for the site shall comply with the Oregon Energy 
Efficiency Specialty Code, Exterior Lighting. 
3.  The maximum pole or mounting height shall be consistent with 
Table 8. 
4.  Each luminaire shall be set back from all property lines at least 
three times the mounting height of the luminaire: 

a.  Exception 1: If the subject property abuts a property 
with the same base and lighting zone, no setback from the 
common lot lines is required. 
b.  Exception 2: If the subject property abuts a property 
which is zoned (base and lighting) other than the subject 
parcel, the luminaire shall be setback three times the 
mounting height of the luminaire, measured from the 
abutting parcel's setback line. (Any variance or waiver to 
the abutting property's setback shall not be considered in 
the distance calculation). 
c.  Exception 3: If the luminaire is used for the purpose of 
street, parking lot or public utility easement illumination 
and is located less than three mounting heights from the 
property line, the luminaire shall include a house side 
shield to protect adjoining property. 
d.  Exception 4: If the subject property includes an exterior 
column, wall or abutment within 25 feet of the property 
line, a luminaire partly shielded or better and not 
exceeding 60 lamp watts may be mounted onto the exterior 
column, wall or abutment or under or within an overhang 
or canopy attached thereto. 
e.  Exception 5: Lighting adjacent to SROZ areas shall be 
set back three times the mounting height of the luminaire, 
or shall employ a house side shield to protect the natural 
resource area. 
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C.  Performance Option. If the lighting is to comply with the 
Performance Option, the proposed lighting design shall be submitted by 
the applicant for approval by the City meeting all of the following: 

1.  The weighted average percentage of direct uplight lumens 
shall be less than the allowed amount per Table 9. 

RESPONSE:  The application includes a Detailed Lighting Plan, with photometric 
Plan. 

2.  The maximum light level at any property line shall be less than 
the values in Table 9, as evidenced by a complete photometric 
analysis including horizontal illuminance of the site and vertical 
illuminance on the plane facing the site up to the mounting height 
of the luminaire mounted highest above grade. The Building 
Official or designee may accept a photometric test report, 
demonstration or sample, or other satisfactory confirmation that 
the luminaire meets the shielding requirements of Table 7. 
Luminaires shall not be mounted so as to permit aiming or use in 
any way other than the manner maintaining the shielding 
classification required herein: 

a.  Exception 1. If the property line abuts a public right-of-
way, including a sidewalk or street, the analysis may be 
performed across the street at the adjacent property line to 
the right-of-way. 
b.  Exception 2. If, in the opinion of the Building Official or 
designee, compliance is impractical due to unique site 
circumstances such as lot size or shape, topography, or size 
or shape of building, which are circumstances not typical 
of the general conditions of the surrounding area. The 
Building Official may impose conditions of approval to 
avoid light trespass to the maximum extent possible and 
minimize any additional negative impacts resulting to 
abutting and adjacent parcels, as well as public rights-of-
way, based on best lighting practices and available lighting 
technology. 

3.  The maximum pole or mounting height shall comply with 
Table 8. 

 
RESPONSE:  The proposed lighting is based on the Performance Option method.  A 
total of 71 new lights are proposed, primarily for the gangway and dock. 
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There are 14 existing lights.  Therefore, the new lighting represents a 507% increase in 
quantity of lights, but only a 29% increase in lumens. 

D.  Curfew. All prescriptive or performance based exterior lighting 
systems shall be controlled by automatic device(s) or system(s) that: 

1.  Initiate operation at dusk and either extinguish lighting one 
hour after close or at the curfew times according to Table 10; or 
2.  Reduce lighting intensity one hour after close or at the curfew 
time to not more than 50 percent of the requirements set forth in 
the Oregon Energy Efficiency Specialty Code unless waived by the 
DRB due to special circumstances; and 
3.  Extinguish or reduce lighting consistent with 1. and 2. above on 
Holidays. 
 
The following are exceptions to curfew: 

a.  Exception 1: Building Code required lighting. 
b.  Exception 2: Lighting for pedestrian ramps, steps and 
stairs. 
c.  Exception 3: Businesses that operate continuously or 
periodically after curfew. 

RESPONSE:  The lighting is controlled by timers, with dusk to dawn dimming.   

UNDERGROUND UTILITIES 

Section 4.300. - General. 

(.01)  The City Council deems it reasonable and necessary in order to 
accomplish the orderly and desirable development of land within the corporate 
limits of the City, to require the underground installation of utilities in all new 
developments. 

(.02)  After the effective date of this Code, the approval of any development of 
land within the City will be upon the express condition that all new utility lines, 
including but not limited to those required for power, communication, street 
lighting, gas, cable television services and related facilities, shall be placed 
underground. 

(.03)  The construction of underground utilities shall be subject to the City's 
Public Works Standards and shall meet applicable requirements for erosion 
control and other environmental protection. 

RESPONSE:  All existing utilities are undergrounded.  No new utilities are proposed 
or necessary for the limited proposed improvements. 
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Section 4.184. - Conditional Use Permits—Authorization. 

(.01)  Conditional Use of property may be granted by the Development Review 
Board after concluding a public hearing as provided in Section 4.013. A land 
use that is "conditional" is one that is generally not compatible with 
surrounding uses unless mitigating conditions of approval are established. In 
acting on applications for Conditional Use Permits, the DRB may establish 
conditions of approval that are found to be necessary to implement the 
Comprehensive Plan or to assure compliance with the standards of this Code, 
based on information in the record. 

A.  Authorization to Grant or Deny Conditional Uses: A conditional use 
listed in this ordinance shall be permitted, altered, or denied in 
accordance with the standards and procedures of this Section. In judging 
whether a conditional use permit shall be approved, or determining 
appropriate conditions of approval, the Development Review Board shall 
weigh the proposal's positive and negative features that would result 
from authorizing the particular development at a location proposed, and 
to approve such use, shall find that the following criteria are either met, 
can be met by observance of conditions, or are not applicable: 

1.  The proposal will be consistent with the provisions of the 
Comprehensive Plan and the requirements of Chapter 4 of the 
Wilsonville Code and other applicable policies of the City. 
2.  The characteristics of the site are suitable for the proposed use 
considering size, shape, design, location, topography, existence of 
improvements and natural features. 
3.  All required public facilities and services exist, or will be 
provided, to adequately meet the needs of the proposed 
development. 
4.  The proposed use will not alter the character of the 
surrounding area in a manner which substantially limits, or 
precludes the use of surrounding properties for the uses listed as 
permitted in the zone. 

(.02)  Private parks shall be reviewed in accordance with the Park Standards set 
forth in the Comprehensive Plan and the Open Space and Recreation Standards 
set forth in Section 4.113. 

(.03)  Municipal and government buildings shall be developed in accordance 
with the Planned Development Commercial Standards and Sections 4.178. 
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(.08)  Conditional Use Regulations—Willamette River Greenway Development. 

A.  The Development Review Board shall approve Conditional Use Permit 
applications for new development in the Willamette River Greenway only as 
specified in Section 4.500 and this Section. 

(Ord. No. 538, 2-21-2002) 

RESPONSE:  The marina is an established Conditional Use.  This application 
represents a modification of the existing Conditional Use Permit, see also responses to 
the following Greenway provisions. 

WILLAMETTE RIVER GREENWAY 

Section 4.500. - General Purpose. 

The general purposes of this Section are to protect, conserve, enhance and 
maintain the natural, scenic, historical, agricultural, economic and recreational 
qualities of lands along the Willamette River as the Willamette River Greenway. 

Section 4.504. - General—Greenway Boundaries. 

The Willamette River Greenway Boundaries in the City shall be the same as the 
Oregon State Parks and Recreation Department Willamette River Greenway 
Boundaries, and shall be defined on the City of Wilsonville Zoning and 
Comprehensive Plan Maps. The boundary is generally 150 feet from the 
ordinary low water line unless otherwise defined by the Map and this Section. 
Given that the Greenway Boundary does not always parallel the banks of the 
River, contact should be made with the City's Planning Department to verify 
boundary locations. 

Section 4.506. - General—Uses Permitted Outright. 

(.01)  The following are outright permitted uses within the Willamette River 
Greenway Boundary: 

A.  The placing, by a public agency, of signs, markers, aids, etc. to serve 
the public. 
B.  Activities to protect, conserve, enhance and maintain public 
recreational, scenic, historical, and natural uses on public and private 
lands, except that changes of use, intensification of use or development 
shall require Conditional Use Permit review as provided by this Code. 
C.  Agriculture as defined in ORS 215.203(2). 
D.  Reasonable emergency procedures necessary for the safety or 
protection of property. 
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E.  Maintenance and repair usual and necessary for the continuance of an 
existing use not defined as intensification of use or change of use. 
F.  Uses legally existing on December 6, 1975. 

RESPONSE:  The marina is an established Conditional Use.  This application 
represents a modification of the existing Conditional Use Permit. 

Section 4.508. - Conditional Use Permit—Uses Permitted Conditionally. 

(.01)  The following uses may be allowed within the Willamette River Greenway 
Boundaries subject to a Conditional Use Permit by the Development Review 
Board: 

A.  All uses permitted in the underlying zone which are not listed as 
permitted uses in Section 4.506. 
B.  All uses which are classified as intensification of use, change of use or 
development, other than tree removal, which shall be governed by the 
provisions of Section 4.600. 

 
RESPONSE:  The Charbonneau marina is an established Conditional Use authorized as 
consistent with the underlying PDR-4 zoning.  There is also an existing 36 slip boat dock 
(78CU03) and a private boat house (84DR09).   
 
This application addresses changes to the existing Conditional Use, including minor site 
improvements, such as added parking, a passive picnic area and replacement of the 
existing dock and a couple of remaining wood pilings. 
 
As demonstrated throughout this report, the proposed development maintains compliance 
with the applicable provisions of the Comprehensive Plan and Development Code.   

Section 4.510. - Conditional Use Permit—Findings In Support of Granting. 

(.01)  A Greenway Conditional Use Permit may be granted by the Development 
Review Board upon making the findings required in Section 4.184 (Conditional 
Use Permits) and the following additional findings: 

A.  That to the greatest extent possible, the maximum possible landscape 
area, open space or vegetation between the activity and the river are 
provided, 
B.  That to the greatest extent possible, necessary public access in 
accordance with the Comprehensive Plan will be provided to and along 
the River by appropriate legal means. 
C.  That the change of use, intensification of use, or development complies 
with this Code, all other applicable City Ordinances, the Comprehensive 
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Plan, and the Oregon State Parks and Recreation Department Greenway 
Plan. 

 
RESPONSE:  The area surrounding the Marina site is currently developed with the 
Haven Apartments.  An auxiliary parking area for the Marina was constructed just south 
of the top of bank, with access provided via SW Illahee Court.  The existing parking area 
and dock access are within the Greenway Boundary.  Therefore, the proposed 
improvements require a Modification of the current Conditional Use Permit.    
The dock use (river-related and river-dependent) is an existing permitted conditional use 
and the proposed improvements are a combination of necessary maintenance and desired 
enhancements to improve the overall quality and enjoyment of the marina.   
 
The dock has previously been permitted by the State Division of State Lands and the 
Army Corps of Engineers.  The planned dock improvements are subject to a separate 
DSL/Corps Permit.   
 
There is a clearly defined riverbank with riparian trees extending above the bank.  There 
is also an existing dock, with access stairs and landing platforms, which extends through 
the SROZ and within the Greenway Boundary. 
 
The focus of the Greenway area is on its relationship to the river and on views into the 
property from the river.  The proposed development, including new dock, replacement 
pilings, added parking and a nature-scaped picnic area will not significantly alter or 
degrade the visual quality of this area as seen from the river.  The new dock and the 
mitigation plantings along the bank will enhance the visual quality of the marina, and the 
parking improvements will not be visible from a river view.   
 
There will be no residential construction within the Greenway Boundary.  The parking 
area improvements are at the outer edge of the Greenway, which, as mapped, extends to 
the south edge of the parking area. Mitigation landscaping improvements will be 
provided within the Greenway to enhance bank stability and views from the river.  
 
There are no public facilities required for any uses proposed within the Greenway 
Boundary.  Electric power is already provided to the dock and will remain unchanged.  
 
The proposed recreational use within the Greenway Boundary will be maintain consistent 
with the residential character of this neighborhood.  Use of this area of the property, by 
the residents of the development, will not in any way limit permitted uses in the 
surrounding neighborhood.  Surrounding residential uses retain all their current property 
rights.  Public access over ODOT property was eliminated in 2015 and controlled with 
fencing and signage.  
 
As discussed under the SROZ provisions, the applicant is proposing removal of 7 trees to 
eliminate conflicts with the access gangway and to enhance safety from potential tree fall.  
Appropriate mitigation is proposed for the tree removal as described herein. 
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The parking area and picnic area are improvements designed to minimize visual impacts 
within the Greenway Boundary, as viewed from the river.  Only two trees will be cut, 
with the stumps retained for slope stability.  The one Douglas fir adjacent to the gangway 
will be cut at the notch and will be left as a snag. 
 
Proposed improvements within the Greenway Boundary are limited to areas above the 
top of bank, which minimizes visual impact from a river view.  No construction activity 
will occur below the top of bank.   
Mitigation will include planting of replacement trees, removal of non-native vegetation, 
and restoration plantings of native trees, shrubs, and ground cover. 
 
The proposed landscaping will mitigate for the limited tree and ground disturbance.  And 
together with proposed mitigation planting will enhance the riparian corridor and visual 
quality along the riverbank.   
 
Therefore, the proposed development complies with the Greenway and Conditional Use 
criteria.  

Section 4.514. - Conditional Use Permit—Use Management Standards. 

(.01)  The natural scenic views, historical character and recreational qualities 
of the Willamette River shall be protected by preservation and enhancement of 
the vegetative fringe along the river bank. 

RESPONSE:  The scenic views, historic character and recreational qualities of the 
Greenway area will be protected, preserved and enhanced with the proposed 
improvements.  The riverfront area, which also is protected by the SROZ is set aside as 
general open space within the Haven Apartment complex.   
 
Except for the replacement of the dock, the improvements within the Greenway will be 
above and away from the top of bank and not visible from the river.  The dock 
improvements will replace the existing deteriorated dock, which has a solid deck and 
does not allow light penetration.  The new dock will be a modern light-penetrating 
design. 
 
The mitigation plan will provide for enhanced riparian vegetation along the riverbank.  

(.02)  A plan to remove any tree or trees shall be reviewed by the Development 
Review Board under the procedures of Section 4.600, et seq. Based on the 
standards and procedures of Section 4.620.10, mandatory mitigation shall be 
required as a condition of approval for any conditional use permit granted 
under this Section. 

RESPONSE:  Proposed tree removal is limited to damaged, diseased or hazard trees.  
The mitigation plan will provide for enhanced riparian vegetation along the riverbank, as 
recommended by the SRIR and Arborist’s Report.  
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(.03)  Developments shall be directed away from the river to the greatest 
possible degree; provided, however, lands committed to urban uses within the 
Greenway shall be permitted to continue as urban uses, including port, 
industrial, commercial and residential uses, uses pertaining to navigational 
requirements, water and land access needs and related facilities. 

(.04)  All development after the effective date of this ordinance, except water 
dependent and water related uses, shall be set back a minimum of 75 feet upland 
from the top of each bank. 

RESPONSE:  The only land-based activity below the top of bank will be tree and 
vegetation removal and replanting.  The picnic area improvements will be setback from 
top of bank to minimize any potential public safety hazards, which might be associated 
with unstable slopes and any further bank failures.  The mitigation plantings will further 
stabilize the banks.   

(.05)  Fish, riparian and wildlife corridors leading into the river channel shall 
remain open. 

RESPONSE:  The new dock with have modern light-penetrating decking, which will 
enhance marine habitat.  The new dock will also provide a wider deck which will 
improve safety.   

(.06)  All development, change of use or intensification of use shall demonstrate, 
to the maximum extent possible, maintenance of public safety and protection of 
public and private property, especially from vandalism and trespass.  (Ord. No. 
210, 5-3-1982; Ord. No. 516, 5-7-2001) 

RESPONSE:  The marina is owned and maintained by the Charbonneau Country Club. 
But the parking area is owned by the Haven at Charbonneau, and leased to the 
Charbonneau Country Club, with access easement and maintenance responsibility.   
 
This area in general is used by the residents of the Haven Apartments and Charbonneau 
residents who have acquired dock privileges, as their private open space.  This area is not 
intended for general public access or use.  No general public access is proposed along the 
river frontage, as this area will be maintained as reserved for the use of the and 
Charbonneau residents and authorized marina users. 
 
The design of the parking area provides good site surveillance for public safety.   
 
It is also noted that the Boat House is now being leased to the Clackamas County 
Sheriff's Office for use by their marine patrol, which adds another level of public safety 
not currently available for this area of the river. 
 
Therefore, the proposed development complies with the Greenway provisions and 
standards. 
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TREE PRESERVATION AND PROTECTION 

Section 4.600. - Purpose and Declaration. 

(.01)  Rapid growth, the spread of development, need for water and increasing 
demands upon natural resources have the effect of encroaching upon, 
despoiling, or eliminating many of the trees, other forms of vegetation, and 
natural resources and processes associated therewith which, if preserved and 
maintained in an undisturbed and natural condition, constitute important 
physical, aesthetic, recreational and economic assets to existing and future 
residents of the City of Wilsonville. 

(.02)  Specifically, the City Council finds that: 

A.  Woodland growth protects public health through the absorption of air 
pollutants and contamination, through the reduction of excessive noise 
and mental and physical damage related to noise pollution, and through 
its cooling effect in the summer months, and insulating effects in winter; 
B.  Woodlands provide for public safety through the prevention of erosion, 
siltation, and flooding; and 
 
C. Trees make a positive contribution to water quality and water supply by 
absorbing rainfall, controlling surface water run-off, and filtering and 
assisting in ground water recharge; and 
 
D. Trees and woodland growth are an essential component of the general 
welfare of the City of Wilsonville by producing play areas for children and 
natural beauty, recreation for all ages and an irreplaceable heritage for 
existing and future City residents. 

(.03)  Therefore, the purposes of this subchapter are: 

A.  To preserve Significant Resource Overlay Zone areas, recognizing that 
development can and will occur. 
B.  To provide for the protection, preservation, proper maintenance and 
use of trees and woodlands in order to protect natural habitat and prevent 
erosion. 
C.  To protect trees and other wooded areas for their economic 
contribution to local property values when preserved, and for their 
natural beauty and ecological or historical significance. 
D.  To protect water quality, control surface water run-off, and protect 
ground water recharge. 
E.  To reflect the public concern for these natural resources in the interest 
of health, safety and general welfare of Wilsonville residents. 
F.  To encourage replanting where trees are removed. 
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RESPONSE:  The attached Arborist’s Report and Existing Conditions Plan identify all 
existing trees on the site in the immediate vicinity within the area of planned 
improvements.  The report and Tree Removal and Mitigation Plan identifies those trees 
proposed for removal, including the basis for removal.   
 
Two trees are proposed for removal due to conflicts with the marina access stairs.  All 
other trees proposed for removal are based on poor health, damaged, or hazard 
conditions.  However, the stumps will be retained for slope stability. To the degree 
possible, the maximum number of trees is being preserved.      
     
Proposed tree planting is shown om the Landscaping and Mitigation Plan.  A total of 11 
trees and 18 shrubs will be planted for mitigation and enhancement, as recommended by 
the Project Arborist and Biologist, see Landscaping Plan. 

Section 4.600.30. - Tree Removal Permit Required. 

(.01)  Requirement Established. No person shall remove any tree without first 
obtaining a Tree Removal Permit (TRP) as required by this subchapter. 

(.02)  Tree Removal Permits will be reviewed according to the standards 
provided for in this subchapter, in addition to all other applicable requirements 
of Chapter 4. 

(.03)  Although tree activities in the Willamette River Greenway are governed 
by WC 4.500—4.514, the application materials required to apply for a 
conditional use shall be the same as those required for a Type B or C permit 
under this subchapter, along with any additional materials that may be required 
by the Planning Department. An application for a Tree Removal Permit under 
this section shall be reviewed by the Development Review Board. 

RESPONSE:  Tree removal is proposed in conjunction with the proposed site 
improvements.  Therefore, a Type C Permit is required. 
 

Section 4.610.40. - Type C Permit. 

(.01)  Approval to remove any trees on property as part of a site development 
application may be granted in a Type C permit. A Type C permit application 
shall be reviewed by the standards of this subchapter and all applicable review 
criteria of Chapter 4. Application of the standards of this section shall not result 
in a reduction of square footage or loss of density, but may require an applicant 
to modify plans to allow for buildings of greater height. If an applicant proposes 
to remove trees and submits a landscaping plan as part of a site development 
application, an application for a Tree Removal Permit shall be included. The 
Tree Removal Permit application will be reviewed in the Stage II development 
review process. The DRB shall review all Type C permits, with the exception of 



Charbonneau Marina Modernization Project  
October 2022 
PDG 999-146.7 

64 of 66 

Class II development review applications located within the Coffee Creek 
Industrial Design Overlay District, where the Planning Director shall have 
review authority. Any plan changes made that affect trees after Stage II review 
of a development application shall be subject to review by the original approval 
authority. Where mitigation is required for tree removal, such mitigation may be 
considered as part of the landscaping requirements as set forth in this Chapter. 
Tree removal shall not commence until approval of the required Stage II 
application and the expiration of the appeal period following that decision. If a 
decision approving a Type C permit is appealed, no trees shall be removed until 
the appeal has been settled. 

RESPONSE:  The required tree survey has been provided, prepared by Portland Tree 
Consulting.  The inventory, in conjunction with the SRIR, provide the basis for tree 
preservation and mitigation in compliance with this Section.  

A total of 50 trees were inventoried and assessed for health and hazard.  More than 3 
trees will be removed in conjunction with the proposed improvements as described 
herein. 

The stumps will be left as snags or woody debris.  The application includes the following: 
• A Tree Removal and Preservation Plan; 
• Tree Maintenance Plan; and  
• Tree Mitigation Plan. 

 
All healthy and good quality trees along the riverbank are being preserved.  Only 
unhealthy of otherwise damage or dangerous trees are identified for removal.   
 
The proposed excavation and fill for the parking area is outside of the tree line.  No 
grading will occur at or below the top of bank.   
 
Therefore, these criteria are met. 

 
Section 4.620.00. Tree Relocation, Mitigation, Or Replacement 
 
(.01) Requirement Established. A Type B or C Tree Removal Permit grantee 

shall replace or relocate each removed tree having six (6) inches or 
greater d.b.h. within one year of removal. 

(.02) Basis for Determining Replacement.  The permit grantee shall replace 
removed trees on a basis of one (1) tree replanted for each tree removed.  
All replacement trees must measure two inches (2”) or more in diameter.  
Alternatively, the Planning Director or Development Review Board may 
require the permit grantee to replace removed trees on a per caliper inch 
basis on a finding that the large size of the trees being removed justifies an 
increase in the replacement trees required.   Except, however, that the  
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Planning Director or Development Review Board may allow use of 
replacement Oregon white oak and other uniquely valuable trees with a 
smaller diameter. 

(.03) Replacement Tree Requirements.  A mitigation or replacement tree plan 
shall be reviewed by the City prior to planting and according to the 
standards of this subsection. 
A. Replacement trees shall have shade potential or other characteristics 

comparable to the removed trees, shall be appropriately chosen for the 
site from an approved tree species list supplied by the City, and shall 
be state Department of Agriculture Nursery Grade No. 1 or better. 

B. Replacement trees must be staked, fertilized and mulched, and shall be 
guaranteed by the permit grantee or the grantee’s successors-in-
interest for two (2) years after the planting date.   

C. A “guaranteed” tree that dies or becomes diseased during that time 
shall be replaced. 

D. Diversity of tree species shall be encouraged where trees will be 
replaced, and diversity of species shall also be maintained where 
essential to preserving a wooded area or habitat. 

 
RESPONSE:  Appropriate permits shall be obtained for the removal of all identified 
trees.  The Project Arborist has prepared a detailed inventory and assessment of all trees 
within the development area.  The mitigation planting plan has been coordinated with the 
Project Biologist (SRIR) for appropriate native species.   
 
During construction, trees specified to be protected will be delineated and protected by 
the placement at the edge of the canopy drip line with orange plastic mesh fencing.   
 

Excerpt from SRIR: 
 
“Table 1. Trees to be Removed. 

Scientific Name Common Name Diameter at Breast Height (inches) Tree Inventory Number* 

Acer macrophyllum big-leaf maple (10/16) T20 

Cornus nuttallii Pacific dogwood 17 T38 

Prunus avium sweet cherry 7 T16 

Prunus avium sweet cherry 9 T40 

Prunus avium sweet cherry 11 T41 

Prunus avium sweet cherry 4 T51 

Prunus avium sweet cherry 8 T52 

*From Portland Tree Consulting Report (Torres 2022). 

 
Trees will be removed by cutting the base of the tree above the ground surface, 
leaving root balls in place below top of bank and removing roots above. No other 
trees will be impacted by the project. Mitigation measures for tree replacement 
and the restoration of forest habitat within the rehabilitation area and 
enhancement of forest habitat by removing invasive species within the project area 
are discussed below.”  
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There are no street trees required.  Required parking area trees are being planting along 
with the mitigation trees within the riparian corridor to maximize enhancement of the 
resource area.  Therefore, the proposed development plan complies with the tree 
preservation criteria. 
 
V. FINAL CONCLUSION 
 
This Narrative and accompanying reports, documents and plans demonstrates that the 
proposed Charbonneau Marina modernization plan complies with all applicable 
Comprehensive Plan policies and provisions.   
 
This narrative further demonstrated that the application satisfies all the applicable 
Zoning, SROZ, Greenway Conditional Use, and Site Design Review approval criteria.   
 
Specifically, the application includes the required documents and information for:  
 

1. PDR Stage II Final Development Plan, including dock replacement. 
2. Modified Willamette Greenway Conditional Use Permit. 
3. Outdoor Lighting Plan. 
4. Type C Tree Preservation and Removal Plan. 
5. Tree Replacement and SROZ Mitigation Plan. 

 
Therefore, the applicant respectfully requests approval for this Modified Conditional Use 
Permit and related approvals. 
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Tree Plan for Charbonneau Marina 
 

Improvements are proposed for the Charbonneau Marina in Wilsonville. Trees in the project 
vicinity were inventoried in 2015, and the attached Tree Table includes those twenty-eight trees 
plus tree 51 (T51) and T52. All trees west of the permanent metal fence on the west end have 
been excluded. All trees in the study area have been tagged with metal tags that shall remain in 
place throughout construction. Tag numbers are keyed to the tree survey map and the attached 
Tree Table.  

The intent of the proposed improvements is to remove any tree interfering with the aluminum 
ramp, any high-risk trees, and several invasive trees. A Greenway Conditional Use Permit will 
be sought, and it will include adding a passive picnic area east of the parking lot.  

Seven trees will be removed as allowed by Section 4.610.30. Type B Permit. One of these, T52, 
is less than 6 inches in diameter and needs no mitigation. Six of the trees have yellow flagging 
tape tied around them, but T20 could not be flagged due to difficult access. It does have yellow 
tape tied to a substantial epiphyte on the trunk and is easily found as it is in contact with the 
aluminum ramp. See photographs below.  

For the two trees to be cut on the riverbank, T16 and T20, stumps will be cut close to the ground 
and left in place. Along with poison oak control the stumps should be monitored annually, with 
all sprouts cut to eliminate regrowth. Trees on the upper bank, which include T40, T41, T51 and 
T52, will have stumps removed by a portable stump cutter to eliminate suckering with minimal 
ground disturbance. A certified arborist should attend to verify that protective fencing is in place 
and to monitor roots from T37, cutting them if needed during the parking lot process. 

Section 4.620.00. (.07) provides exceptions to the tree replacement rule: “Exception. Tree 
replacement may not be required for applicants in circumstances where the Director determines 
that there is good cause to not so require. Good cause shall be based on a consideration of 
preservation of natural resources, including preservation of mature trees and diversity of ages of 
trees. Other criteria shall include consideration of terrain, difficulty of replacement and impact 
on adjacent property.” 
 
I recommend that the replacement tree requirement be waived for all invasive trees and applied 
only to T20, a native species. Natural resources including many young and many older trees on 
the riverbank and its surroundings are being carefully preserved. Replanting with one bigleaf 
maple seems an adequate mitigation, considering that the removal of invasive species contributes 
to the wellbeing of the land. We await the Director’s determination. 
 
City Code requires that trees be replaced with a 2-inch caliper sapling within one year of 
removal. Trees shall be state certified Nursery Grade No.1 or better. Replacement trees must be 
staked, fertilized, and mulched, and shall be guaranteed by the permit holder for two years after 
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the planting date. In lieu of replacing trees, the applicant may propose to pay into the City Tree 
Fund an amount equivalent to the value of the replacement trees after installation. 
 
It would be counterproductive to require tree protection fencing and to assign root protection 
zones (RPZs) to each tree. T16 and T20 are on the riverbank which is steep and difficult to 
access. Removal of the two trees will require working among other trees, and damage to residual 
trees, if any, should be corrected where feasible. The trees to be cut at the top of the riverbank 
can easily be dropped into the parking area where they, and the two trees from the riverbank, can 
be processed.  
 
The proposed picnic area east of the parking lot will include trees 43 through 50, all native 
conifers. Douglas-fir and western redcedar adapt easily to foot traffic, and outdoor furniture 
poses no harm. I recommend trimming off low branches for 12 ft. of overhead clearance. 
Everyone working in this area should be informed that poison oak is present, its malevolent vines 
climbing into the trees.  
 
The underbrush will be cleared, and the ground may be leveled by hand to control the depth of 
excavation. Tree roots must be protected here, so as soon as the roots are exposed the excavation 
will be finished. The Director may require arborist oversight. Geotextile fabric may be laid down 
next, but it is not mandatory. I recommend gravel or crushed rock to create a level grade. If 
preferred, coarse woody mulch such as arborist chips may be spread for the same purpose. Either 
treatment can produce a level picnic area, and both will protect the soil. Woody mulch will 
nurture the tree roots as it decomposes, but it will eventually turn into mud. Management must be 
consulted before planning the chip drop in case of limitations due to fire prevention. Any 
additional improvements that affect the ground, including potential parking expansion on the 
south side, should be reviewed by an arborist for adverse effects. 
 
The goal of this Tree Plan is to meet the requirements of the tree preservation code and to 
observe all laws and regulations. Trees to be removed should be verified and tree protection 
measures should be inspected before any clearing or grading work begins. It is the owner’s 
responsibility to implement this tree plan fully, and to monitor the construction process to its 
conclusion. Deviations can result in tree damage, liability, and violations of the City Code.  
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Above, Tree 20 is shown at its intersection with a 
structural element. Part of the base of this tree was cut 
away during the installation of the new ramp, but trees 
increase in circumference annually until they die. The 
tree has two trunks separating at approximately the 
height of the basal wound. 
 
The two trunks of T20 are to the left.  
The larger trunk has died and broken at approximately 
45 ft.  
The smaller trunk is dying but hasn’t broken yet. As the 
tree continues to decline it will drop more wood. It is 
above the ramp, so it constitutes a high risk to the ramp. 
It also constitutes a low risk to people, as occupation of 
the ramp below is intermittent. This will be a difficult 
tree to take down and tree protection fencing would be 
another safety obstacle for a tree removal crew. 
 

 
Unlike T20, tree 16 will be only moderately difficult to remove, and the other four trees are easy 
removals. All workers should be warned that poison oak is growing in the area. Poison oak 
should be eradicated before other work begins. 
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  Portland Tree Consulting PO Box 19042  Portland, OR 97280 
  503.421.3883  petertorresusa@gmail.com   CCB 230301 
 

1. Client warrants any legal description provided to the Consultant is correct and titles and 
ownerships to property are good and marketable.  Consultant shall not be responsible for 
incorrect information provided by Client. 

 
2. Consultant can neither guarantee nor be responsible for the accuracy of information provided by 

others. 
 

3. The Consultant shall not be required to give testimony or attend court or hearings unless 
subsequent contractual arrangements are made, including additional fees. 

 
4. The report and any values expressed therein represent the opinion of the Consultant, and the 

Consultant’s fee is in no way contingent upon the reporting of a specified value, a stipulated 
result, the occurrence of a subsequent event, nor upon any finding to be reported.  

 
5. Sketches, drawings and photographs in the report are intended as visual aids and may not be to 

scale. The reproduction of information generated by others will be for coordination and ease of 
reference. Inclusion of such information does not warrant the sufficiency or accuracy of the 
information by the Consultant. 

 
6. Unless expressed otherwise, information in the report covers only items that were examined and 

reflects the condition at the time of inspection. The inspection is limited to visual examination of 
accessible items without laboratory analysis, dissection, excavation, probing, or coring, unless 
otherwise stated. 

 
7. There is no warranty or guarantee, expressed or implied, that problems or deficiencies of the 

plants or property in question may not arise in the future.  
 

8. The report is the completed work product. Any additional work, including production of a site 
plan, addenda and revisions, construction of tree protection measures, tree work, or inspection of 
tree protection measures, for example, must be contracted separately. Loss or alteration of any 
part of the report invalidates the entire report.  

 
9. Any action or proceeding seeking to enforce any provision of this Agreement shall be brought 

against any of the parties in Multnomah County Circuit Court of the State of Oregon, or, when 
applicable, in the United States District Court for the District of Oregon. Each party consents to 
the jurisdiction of such courts (and of the appropriate appellate courts) and waives any objection 
to such venue.     

             
              
           Peter Torres 
 
 Master of Forestry OSU      ASCA RCA 372 ISA  Certified Arborist PN-0650B TRAQualified 
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Tag Species DBH 22 Remarks Rating Action

11 big leaf maple 13 native 2 protect

12 big leaf maple 13 native 2 protect

13 Douglas fir 25 native 2 protect

15 big leaf maple 10 native 2 protect

16 bird cherry 7 invasive; on 2015 cut list but still there 2 remove

17 bird cherry 12 invasive 2 none

19 Douglas fir 14 native 2 protect

20 big leaf maple 10,16 hitting ramp; terminal decline & high risk 0 remove

22 big leaf maple 30 two trunks; estimated due to access 2 protect

25 big leaf maple 4 native 2 protect

26 big leaf maple 8 native 2 protect

27 big leaf maple 8 native 2 protect

35 Douglas fir 28 native 2 protect

36 big leaf maple 27 includes an 11-inch bigleaf maple 1 ft. to west 2 protect

37 big leaf maple 17 native 2 protect

38 Pacific dogwood 17 native 3 protect

39 grand fir 18 native 2 protect

40 bird cherry 9 invasive, leans over parking; easy removal 2 remove

41 bird cherry 11 invasive, leans over parking; easy removal 2 remove

42 Douglas fir 18 native 2 protect

43 Douglas fir 36 used Biltmore stick due to poison oak 2 protect

44 western red cedar 37 native; poison oak infested 2 protect

45 western red cedar 24 native; poison oak infested 2 protect

46 western red cedar 10 native; poison oak infested 2 protect

47 western red cedar 10 native; poison oak infested 2 protect

48 western red cedar 12 native; poison oak infested 2 protect

49 western red cedar 16,18 native; poison oak infested 2 protect

Portland Tree Consulting Rating: 0/dead or hazard  1/decline  2/average  3/excellent



Charbonneau Marina Tree Table  3/20/2023

Tag Species DBH 22 Remarks Rating Action

50 Douglas fir 34 used Biltmore stick due to poison oak 2 protect

51 bird cherry 4 not on map; invasive, leans over parking 2 remove

52 bird cherry 8 not on map; invasive, leans over parking 2 remove

Please see narrative for tree protection discussion. This Tree Table is based on fieldwork from 5/03/2022.

Species                

big leaf maple- Acer macrophyllum

bird cherry- Prunus avium

black cottonwood- Populus trichocarpa

Douglas fir- Pseudotsuga menziesii

grand fir- Abies grandis

Pacific dogwood- Cornus nuttalii

red alder- Alnus rubra

red oak- Quercus rubra

western red cedar- Thuja plicata

poison oak- Toxicodendron diversilobum

Portland Tree Consulting Rating: 0/dead or hazard  1/decline  2/average  3/excellent
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INTRODUCTION 

SWCA Environmental Consultants (SWCA) was contracted by Charbonneau Country Club (Client) to 
verify the Willamette River ordinary high water line (OHWL) and to prepare an abbreviated significant 
resource impact report (SRIR) for the Charbonneau Country Club Marina Improvement Project located in 
Wilsonville, Clackamas County, Oregon (Figure 1). The study area for the project is located on the south 
bank of the Willamette River immediately east of Interstate 5 on SW Illahee Court, in Section 23, 
Township 3 South, Range 1 West, Willamette Meridian, on the southern portions of Tax Lots 308 and 
318 (Figure 2).  

During a visit to the study area on March 7, 2022, Kerry Rappold, City of Wilsonville Natural Resources 
Program Manager, recommended that an abbreviated SRIR be prepared for the project. The abbreviated 
SRIR includes only the information necessary for the city’s review of the Site Development Permit 
Application to be submitted in compliance with the Wilsonville Code (WC) Planning and Land 
Development Ordinance, WC 4.139.00. The application will also include a Willamette River Greenway 
(WRG) Conditional Use Permit (WC 4.500–4.515), and information necessary for that permit is also 
included herein. The Client concurs with the accuracy of the significant resources overlay zone (SROZ) 
mapping for the study area and is not requesting a map zone amendment. 

PROPOSED PROJECT  

The Client intends to update the marina and surrounding parking area with improvements along the top of 
bank of the Willamette River. Future in-water improvements and upgrades to the floating dock will 
require further federal and state permitting. All proposed improvements are detailed below. 

Parking Area Improvements  

The parking area improvements will create 1,405 square feet total (676 square feet within the SROZ) of 
new permeable surface. The improvements are detailed below. 

• Permanently remove approximately 148 of pavement 

• Convert 100 square feet of pavement to permeable gravel 

• Add permeable pavement for two additional golf cart parking spaces  

• Add bike rack  

• Expand the south side of the existing parking area 
o Add additional parking spaces using pavement and permeable surfaces  
o Add Ultrablock and concrete retaining walls to reinforce and accommodate additional 

parking spaces  

• Add a picnic table area with permeable gravel within existing forested area 

In-Water Improvements 

As part of the Charbonneau Country Club Marina Improvement Project future in-water work to replace 
and upgrade aging infrastructure is detailed below. 
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• Replace two remaining wood pilings (lower platform) below OHWL and two wood pilings above 
OHWL (four total) with steel pilings (approx. 10 sq. ft. TBD) 

• Replace the existing dock with a modern light-penetrating deck 
o Widen deck to 8 feet 
o Reconfigure slips to be double wide (18 feet) resulting in 40 slips 

• Extend dock upstream to align directly with lower landing platform 

• Add canoe and kayak facilities 
o Kayak launch facilities (18 × 30 feet) 
o Storage racks for 18 (less than 12-foot-long) kayaks 
o Racks for nine additional longer kayaks 
o Gangway modified to allow kayak passage 

• Install 5 dock ladders for added safety 

• Update lighting and safety equipment for the gangway and dock 

Tree Planting and Mitigation Plan 

All required mitigation trees for the project will be planted at or below the top of bank to enhance the 
riparian corridor. See additional details in the Significant Resource Impacts and Mitigation section below. 

As part of the project, six trees (one native big-leaf maple [Acer macrophyllum], and five invasive sweet 
cherry [Prunus avium], as described below) will be removed by cutting at, or just above, ground level. 
Stumps and root balls will be left in place for T16 and T20 to protect slope stability. T40, T41, T51 and 
T52 will have stumps removed to eliminate suckering. Site drawings of existing conditions, the proposed 
site plan, and slope cross sections are provided in Appendix A, Sheets 1–5. 

EXISTING CONDITIONS 

(WC 4.139.06(.01)B) 

Existing features in and near the study area include the following: 

• A paved road and parking lot at the top of the bank 

• Forested vegetation 

• Fencing along the western portion of the study area (Oregon Department of Transportation right-
of-way [ROW]) 

• The existing marina, gangway, and landing platform just above the OHWL and at the top of the 
bank 

• A power vault near the parking lot and electrical pedestal at the existing landing platform 

• Light poles in the parking lot 

Existing forested vegetation surrounding the parking lot and marina access is dominated by big-leaf 
maple, red alder (Alnus rubra), western red cedar (Thuja plicata), and black cottonwood (Populus 
balsamifera); these species form a canopy cover of 80%. Scattered Douglas-fir (Pseudotsuga menziesii) 
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trees are present. Understory vegetation is dominated by western sword fern (Polystichum munitum), 
Pacific waterleaf (Hydrophyllum tenuipes), common snowberry (Symphoricarpos albus), trailing 
blackberry (Rubus ursinus), red osier dogwood (Cornus alba), and fragrant fringecup (Tellima 
grandiflora). Invasive plants were also noted in this forested vegetation and included English holly (Ilex 
aquifolium), English ivy (Hedera helix), and Himalayan blackberry (Rubus armeniacus). These three 
species are listed as invasive on Metro’s native plant list (Metro 2022). 

WILLAMETTE RIVER GREENWAY 

(WC 4.500-4.515) 

A WRG Conditional Use Permit will be required for the project because the project may result in an 
intensification of use of the Charbonneau Country Club marina due to increased accessibility. The 
purpose of the WC 4.500 is to protect, conserve, enhance, and maintain the natural, scenic, historical, 
agricultural, economic, and recreational qualities of lands along the Willamette River. Maintaining the 
integrity of the Willamette River is achieved by minimizing erosion, promoting bank stability, and 
maintaining and enhancing water quality and fish and wildlife habitats. The boundary of the WRG is 
typically 150 feet from the ordinary low water line or as mapped by local jurisdictions. According to the 
City of Wilsonville’s WRG mapping (Figure 3), much of the study area is located within the WRG except 
for a portion of Tax Lot 308.  

The final project design limits the projects proposed impacts by using existing landing platforms and the 
gangway, limiting disturbance to forested habitats, and promotes slope stability by implementing 
appropriate tree removal practices. Invasive species removal and tree and shrub replanting further 
rehabilitation of the area toward natural conditions. The final project design also avoids direct impacts to 
the Willamette River by implementing erosion and sediment control measures during construction. The 
project design ensures that necessary public access will be maintained in accordance with the WC, all 
other applicable city ordinances, the city’s comprehensive plan, and the Goal 15 Willamette River 
Greenway Plan (Oregon Administrative Rule [OAR] 660-020-0060). Implementation of the mitigation 
measures recommended in this SRIR will further ensure compliance with applicable regulations and will 
protect and enhance natural and recreational qualities of the WRG at the Charbonneau Country Club 
Marina. 

SIGNIFICANT NATURAL RESOURCES 

Wetlands and Waterbodies 

(WC 4.139.06(.01)C) 

The Willamette River forms the northern edge of the study area boundary. Per guidance in OAR 141-085-
0515 and U.S. Army Corps of Engineers (2005), the OHWL was identified based on the presence of litter 
and debris, wracking, sediment deposition, and water staining evident on marina pilings. Based on field 
visit and evaluation of the area, the OHWL elevation was determined to be 71.75 feet (North American 
Vertical Datum 1988).  

No wetlands above the OHWL of the Willamette River were identified within the study area. A Joint 
Permit Application will be prepared to determine the impact area and removal/fill volumes for the 
replacement of the wooden pilings.  
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Trees and Forested Habitats  

(WC 4.139.06(.01)E-H) 

The boundary of forested wildlife habitat was mapped in the city’s SROZ mapping following the drip line 
of the mature forest canopy. A list of trees, including species, diameter at breast height, remarks, rating, 
and proposed action, are detailed in Appendix C. One native tree and five invasive trees will be removed 
from the parking area improvements area and adjacent to the gangway ramp, as shown in Table 1. 

Table 1. Trees to be Removed 

Scientific Name Common Name Diameter at Breast Height (inches) Tree Inventory Number* 

Acer macrophyllum Big-leaf maple 10/16 (multi-stem) T20 

Prunus avium Sweet cherry 7 T16 

Prunus avium Sweet cherry 9 T40 

Prunus avium Sweet cherry 11 T41 

Prunus avium Sweet cherry 4 T51 

Prunus avium Sweet cherry 8 T52 

* Data from Torres (2022). 

Trees will be removed by cutting the base of the tree above the ground surface, leaving roots in place 
below top of bank, and removing roots above top of bank. No other trees will be affected by the project. 
Mitigation measures for tree replacement and the restoration of forest habitat within the rehabilitation area 
and for enhancement of forest habitat by removing invasive species within the study area are discussed 
below.  

SIGNIFICANT RESOURCES OVERLAY ZONE 

(WC 4.139.06(.01)E-H) 

The SROZ was determined by using the city’s mapping and is based on the existing tree canopy drip line. 
The SROZ impact area is a 25-foot buffer extending beyond the SROZ boundary (Figure 4). The Metro 
Urban Growth Management Functional Plan (UGMFP) Title 3 Water Quality Resource Area boundary 
(Metro 2018) was determined using data provided by the Metro. The 50-foot vegetated corridor setback 
was determined using Metro’s Title 3 field-observed standards and water quality resource area slope 
calculations. Figure 3 shows the location of the existing mapped SROZ boundary, WRG, and the SROZ 
25-foot impact area. Figure 4 shows the UGMFP boundary (Title 3 lands), and the 50-foot UGMFP 
vegetated corridor. Current photographs of site conditions of the forested habitat within these boundaries 
are provided in Appendix B. 



Charbonneau Country Club Marina Improvement Project Abbreviated Significant Resources Impact Report 

5 

SIGNIFICANT RESOURCE IMPACTS AND MITIGATION 

(WC 4.139.06(.01)I) 

Impacts  

The site development plan was designed to protect most of the forested habitat in the study area, 
minimizing the potential for impacts to the study area’s wildlife habitat (see Appendix A, Sheets 1–5). 
Minor impacts in the SROZ will include the removal of six trees and the addition of 676 square feet of 
permeable parking surface (see Figures 3 and 4). In total, 1,405 square feet plus some additional area (est. 
less than 10 sq. ft.) for the removal of wooden pilings will be disturbed by the project.  

The following provides a general summary of impacts and proposed restoration:  

• Removal of one big-leaf maple and five sweet cherry trees (see Table 1) 

• Addition of 1,405 square feet of permeable parking area (676 square feet within the SROZ) 

• Restoration of the rehabilitation of the area by replanting native trees and shrubs around planned 
improvements and below the top of bank and removing invasive species 

Mitigation measures provided in the following section will ensure compliance with WC tree replacement 
requirements within the SROZ and WRG.  

No impacts to waters of the U.S. are expected from the parking area improvements. Appropriate best 
management practices (BMPs) and mitigation measures described below will ensure that fill material 
(sediments from runoff) will not contaminate the Willamette River. 

Impacts to waters of the U.S. are expected to occur from the removal and replacement of existing wood 
pilings below OHWL and replacement of floating dock. A removal/fill Joint Permit Application through 
the Oregon Department of State Lands, the Oregon Department of Environmental Quality, and the U.S. 
Army Corps of Engineers will be required. Appropriate BMPs and mitigation measures will be developed 
to minimize sediment and fill materials within the Willamette River. 

Mitigation 

Mitigation for SROZ encroachment into the forested habitat will include a combination of invasive 
species control, tree replacement plantings, and enhancement of the understory within the rehabilitation 
area. Specific mitigation recommendations are provided below. 

Tree Replacement Planting and Understory Rehabilitation Area 
The tree mitigation goal is to improve the ecological integrity and functions of the forested habitat in the 
study area. According to the ratios established in Table NR-3 in WC 4.139.07 (Mitigation Standards), two 
trees and three shrubs need to be planted for each tree removed that is 6 to 12 inches in diameter, three 
trees and six shrubs need to be planted for each tree that is over 12 and up to 18 inches in diameter, and 
seven trees and 18 shrubs need to be planted for each tree over 24 and up to 30 inches in diameter. Trees 
less than 6 inches do not require mitigation.  

To mitigate for the removal of six trees greater than 6 inches using the criteria above, a minimum of 11 
trees and 18 shrubs would need to be planted in the rehabilitation area. The arborist’s report (Torres 2023) 
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(see Appendix C) notes that WC 4.620.00(.07) allows for exceptions to the tree replacement rule and 
recommends the following:  

I recommend that the replacement tree requirement be waived for all invasive trees and applied 
only to T20, a native species. Natural resources including many young and many older trees on 
the riverbank and its surroundings are being carefully preserved. Replanting with one bigleaf 
maple seems an adequate mitigation, considering that the removal of invasive species contributes 
to the wellbeing of the land. We await the Director’s determination. (Torres 2023)  

Revised plans protect the existing Pacific dogwood and the area surrounding it within the parking lot for 
mitigation plantings. Trees required to mitigate for invasive removal are included in the total tree number 
and will be planted within the existing planting zone. 

The mitigation requirement for understory ground disturbance will be calculated based on the size of the 
disturbance within the SROZ. Native trees and shrubs will be planted at a rate of five trees and 25 shrubs 
per every 500 square feet of disturbance area.  

For 676 square feet of ground disturbance within the SROZ, an additional seven trees and 34 shrubs will 
be planted. Additionally, all bare ground will be planted or seeded with native grass or herbaceous 
species. Recommended species and totals for tree removal and ground disturbance are provided in Table 
2. 

Table 2. Recommended Mitigation Plantings  

Scientific Name Common Name Height (inches) Spacing Quantity* 

Trees 

Acer macrophyllum Big-leaf maple 18–24 8–12 feet on center 6 

Pseudotsuga menziesii Douglas-fir 18–24 8–12 feet on center 6 

Fraxinus latifolia Oregon Ash 18–24 8–12 feet on center 6 

   Total Trees 18 

Shrubs 

Acer circinatum Vine maple 18–24 4–5 feet on center 15 

Symphoricarpos albus Snowberry 12–18 4–5 feet on center or in 
clusters of four spaced 8–10 
feet apart 

34 

Oemleria cerasiformis Indian plum 18–24 4–5 feet on center 14 

 Cornus sericea Kelsey Kelsey dogwood  18–24 4–5 feet on center 10 

 Mahonia aquifolium Oregon grape  18–24 4–5 feet on center 12 

 Physocarpus capitatus Pacific ninebark  24 4–5 feet on center 12 

 Polystichum munitum Sword fern  18–24 4–5 feet on center 15 

 Spirea betulafolia Birchleaf spirea  18–24 4–5 feet on center 9 

 Spirea Douglasii Douglas spirea  18 Clusters of four spaced 8–10 
feet apart  

12 

   Total Shrubs 113 

* Tree numbers are minimum required based on arborist’s recommendations and the WC; shrub quantities are in excess of recommend minimums. 
Additional species and/or alternative species may be used as appropriate, for mitigation plantings within the study area. 
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In addition to trees and shrubs, appropriate grass, herbaceous, and vine species will be installed either as 
individual plants or in a seed mix. Appropriate species include California brome (Bromus carinatus), blue 
wildrye (Elymus glaucus), showy milkweed (Asclepias speciosa), western yarrow (Achillea millefolium), 
vanillaleaf (Achlys triphylla), sword fern, and bracken fern (Pteridium aquilinum). Substitutions with 
appropriate locally sourced native species for plants recommended above may be necessary based on 
species quantity and availability at the time of installation. A list of appropriate species to consider is 
included in the Metro native plant list (Metro 2022).  

Invasive Plant Species Control 
Invasive plant species control in and near the study and rehabilitation areas will focus on the removal of 
English ivy, Himalayan blackberry, English holly, and other species defined as invasive in the Metro 
native plant list (Metro 2022). Invasive plant species will be controlled using a combination of 
mechanical removal and herbicide application. 

Additional Measures 
An erosion and sediment control plan will be prepared before construction and will include standard 
grading and erosion control BMP measures to be used during construction to prevent construction runoff 
from entering the Willamette River. To remove trees within the study area, the Client will also apply for a 
Type C Tree Removal Permit (WC 4.600 to 4.640) and will comply with the city’s recommended tree 
protection measures during construction (WC 4.620.10). Additional recommendations for tree removal 
are in Appendix C. 

Mitigation Performance Standards 

The objective of the proposed mitigation is to establish a diverse native plant understory and reduce the 
coverage of invasive species, with the goal of increasing the wildlife habitat and ecological integrity. 
Performance standards will include an 80% survival rate of planted trees and shrubs for a 5-year 
maintenance and monitoring period. In addition, cover of invasive species will not exceed 20% of the 
rehabilitation area. 

CONCLUSION 

This SRIR supports the WRG and SROZ permit application for the Charbonneau County Club Marina 
Access Project. Encroachment into the SROZ, Title 3 Water Quality Resource Area boundary, and WRG 
has been minimized to the maximum extent practicable for the entire project by siting almost the entire 
proposed development and mitigation in previously developed areas of the study area. Minor permanent 
impacts are proposed for the addition of 676 square feet of permeable surface for additional parking and 
from removal of the existing wood dock pilings. However, these impacts will be offset by the restoration 
of native vegetation within the rehabilitation area and the control of invasive species within the study 
area.  

LIST OF PREPARERS 
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Figure 1. Site location map.  
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Figure 2. Tax lot map (aerial base). 
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Figure 3. Significant resources overlay zone and Willamette River Greenway map in relation to 
project impact areas. 
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Figure 4. The Metro Urban Growth Management Functional Plan Title 3 Water Quality Resource 
Area boundary map. 
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TYP.

20.0'
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TYP.

27.4'
TYP.
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HIGHWATER
ELEV: 71.75'

STEEL PILING
(TYP.)
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(TYP.)

STEEL PILING
(TYP.)

EXISTING DOCK AREA - 5792 SQUARE FEET

12" WOODEN
PILING (TYP.)
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1 INCH = 30 FEET

30 15 30
SCALE
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LEGEND

DEMOLITION NOTES

1

2

3

-  CLEANOUT

-  WATER METER

-  TELECOMM PEDESTAL

-  LIGHT POLE

-  UNDERGROUND POWER LINE

-  GAS LINE

-  SANITARY SEWER LINE

-  STORM DRAINAGE LINE

- EXISTING CONCRETE

V
U

W

-  GAS VAULT

-  UTILITY VAULT

T -  TELEPHONE MH/VAULT

-  SIGN

- EXISTING ASPHALT PAVEMENT

-  STORM MANHOLE

-  FIRE HYDRANT ASSEMBLY

-  WATER VALVE

-  SANITARY MANHOLE

-  CATCH BASIN/DRAIN INLET

D

S

H Y D

-  WATER VAULT

-  JUNCTION BOX

-  MAILBOX

-  OVERHEAD WIRE

-  RIGHT-OF-WAY LINE

-  WATER LINE

-  COMMUNICATION LINE

-  TELEPHONE LINE

-  BOUNDARY LINE

-  TOP OF BANK

-  FENCE LINE (AS NOTED)

-  EXISTING 1' CONTOUR

-  EXISTING 5' CONTOUR

-  CENTER LINE

131

130

GV

-  POWER POLE 

-  GAS VALVE

-  CULVERT

-  CONIFEROUS TREE (DBH)

-  DECIDUOUS TREE (DBH)

- EXISTING GRAVEL SURFACE

-  ELECTRIC VAULT

-  GAS METERG

-  SIGNAL POLE

- EXISTING BUILDING FOOTPRINT

-  FIRE DEPARTMENT CONNECTION
FDC

WV

-  IRRIGATION VALVE

-  POWER POLE W/ LIGHT

-  MONITORING WELLM

-  COMMUNICATION VAULTV
C

-  UTILITY CAP

M

J

-  HANDICAP MARKER

V
E

V
W

G

#
#

-  DIAMETER (INCHES) AT BREAST HEIGHT#

P
C

P
E

P
U -  UTILITY PEDESTAL

-  ELECTRIC PEDESTAL

-  GUY WIRE

-  GAS RISERG

-  STORM DITCH INLET

-  ELECTRIC METERE

- EXISTING TREE TO BE REMOVED

-  ARBORIST TREE TAG NUMBER(##)

EXISTING PAVEMENT TO BE REMOVED.

EXISTING FENCE TO REMAIN AND BE USED AS TREE
PROTECTION. COORDINATE EXTENT WITH ARBORIST.

4 EXISTING DOCK TO BE REMOVED AND REPLACED.

EXISTING PARKING LOT LIGHT TO BE REMOVED AND
RELOCATED.

GENERAL NOTES
1. ALL TREES TO BE REMOVED PER ARBORIST

RECOMMENDATION.
2. SEE ARBORIST REPORT FOR COMPLETE TREE INVENTORY

ASSESSMENT.
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TOP OF BANK

EXISTING RAMP

ILLAHEE PARKING
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(TYP.)
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WILLAMETTE RIVER

EX TP:
108.09

TP:
108.25

EX TP:
107.34

EX TP:
107.50

TP: 107.64

EX TP:
107.00

EX TP: 105.47
(MATCH)

EX TP:
106.70

(MATCH)

TW: 105.31
FG: 103.50

TP: 107.81
TW: 109.06
EG:   99.75

TP: 107.81
TW: 109.06
EG:   99.65

TW: 100.50
EG:   99.75

TP:
107.81EX TP:

107.74
TP:
107.31

TP: 107.81

TP: 107.81

2.1%

1.5%

3.5%

EX TP:
106.75
(MATCH)

TP:
107.85

TP: 106.83

TP: 107.58

TP:
107.49

TP: 107.34

EX TP: 104.29
(MATCH)

EX TP: 103.32
(MATCH)

EX TP: 103.37
(MATCH)

EX TP:
107.32

EX TP:
107.27

EX TP:
107.03

EX TP:
107.16

EX TP:
107.12

4

3

1

3

3

3

2

1

1

1

10
7

10
6

10
5

10
4

10
3

10
2

10
1

10
7

106

10
5

RE
F.

Da
te

Da
te

Da
te

Pr
oj

ec
t N

o.

Re
vi

ew
ed

 b
y

Dr
aw

n 
by

Ve
rt

. S
ca

le
:

De
si

gn
ed

 b
y

No
.

Ho
riz

. S
ca

le
:

Sheet

Project

Type

No.

Da
te

Re
vis

ion
By

B
:Ď

ro
je

c
ts

\9
9
9
-1

4
6
.7

-1
9
Ď
la

n
n
in

g
\9

9
9
1
4
6
_P

3
.0

g
ra

d
.d

w
g

4
/1

3
/2

0
2
3
 8

:3
0
:5

7
 A

M

P
I
O

N
E
E
R

 
D

E
S
I
G

N
 
G

R
O

U
P

W
W

W
.P

D
-
G

R
P

.C
O

M

CI
VI

L 
EN

G
IN

EE
RI

NG
   

 L
AN

D 
US

E 
PL

AN
NI

NG
   

 L
AN

D 
SU

RV
EY

IN
G

   
 L

AN
DS

CA
PE

 A
RC

HI
TE

CT
UR

E

P
O

R
T
L
A

N
D

, 
O

R
E
G

O
N

P
H

: 
5
0
3
.6

4
3
.8

2
8
6

H
O

N
O

L
U

L
U

, 
H

A
W

A
II

P
H

: 
8
0
8
.7

5
3
.2

3
7
6

CH
AR

BO
N

N
EA

U
 C

O
U

N
TY

 C
LU

B 
- M

AR
IN

A 
M

O
DI

FI
CA

TI
O

N
S

87
55

 S
W

 IL
LA

H
EE

 C
O

U
RT

, W
IL

SO
N

VI
LL

E,
 O

RE
G

O
N

LR
L

BD
H

LR
L

04
/2

02
3

04
/2

02
3

04
/2

02
3

99
9-1

16
.7

CHARBONNEAU MARINA

999-146.7

PLANNING

P
R

E
L

IM
IN

A
R

Y

CoW CASEFILE # DB22-0010

1 INCH = 10 FEET

SCALE
010 5 10
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GRADING NOTES

INSTALL TYPE 5 INLET PROTECTION PER CITY OF WILSONVILLE
STANDARD DETAIL #S-2127 (TYP).

INSTALL TEMPORARY SEDIMENT FENCE PER CITY OF
WILSONVILLE STANDARD DETAIL #S-2245 (TYP).

INSTALL TREE PROTECTION FENCING, (TYP).

151

155

151

155

EXISTING 1' CONTOUR

EXISTING 5' CONTOUR

PROPOSED 1' CONTOUR

PROPOSED 5' CONTOUR

PROPOSED EROSION CONTROL FENCING

PROPOSED FLOW LINE

PROPOSED STOCKPILE LOCATION

PROPOSED TYPE 5 INLET PROTECTION

PROPOSED TREE PROTECTION FENCING

EXISTING CONIFEROUS TREE

EXISTING DECIDUOUS TREE

LEGEND

TC = TOP OF CURB ELEVATION
TP: 201.00
TC: 201.50

TP = TOP OF PAVEMENT ELEVATION

EX. TP: 201.50
EX. TP = EXIST. TOP OF PAVEMENT ELEVATION

FG = FINISH GRADE ELEVATION
EG: 201.00
FG: 201.50

EG = EXISTING GROUND ELEVATION

1

2

3

EXISTING ASPHALT DRIVEWAY TO SERVE AS
CONSTRUCTION ENTRANCE.

4

PROPOSED TYPE 4 INLET PROTECTION

PROPOSED ULTRABLOCK RETAINING WALL
(DESIGN BY OTHERS)

TW = TOP OF WALL ELEVATION
TW: 201.50

PROPOSED 42" HIGH CONCRETE JERSEY
BARRIER (ODOT)
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ILLAHEE APARTMENTS

CITY OF WILSONVILLE
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E

PE

10
7

106

105

100

90

85

95

100

105

105

100

10
0

BOAT HOUSE

KA
YA

K
LA

UN
CH

SEE PARKING DETAIL #1
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1 INCH = 30 FEET
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PARKING DETAIL #1
SCALE: 1"=10' (H)

LEGEND

PROPOSED ASPHALT PAVEMENT

PROPOSED RIGHT-OF-WAY

BOUNDARY LINE

CONSTRUCTION NOTES

EXISTING CONIFEROUS TREE

EXISTING DECIDUOUS TREE

1

2

EXISTING BOAT HOUSE TO BE CONNECTED TO END OF
NEW DOCK.

REMOVE EXISTING DOCK AND INSTALL NEW DOCK AT
SAME ANGLE.

SAWCUT LINE

3

4

5
UTLRABLOCK RETAINING WALL WITH 42" HIGH ODOT
JERSEY BARRIER ON TOP (ODOT DETAIL RD545).

6

PROPOSED ULTRABLOCK
RETAINING WALL (DESIGN BY OTHERS)

STD. DUTY A.C. PAVEMENT, TYP.

CONCRETE WHEEL STOPS.

OUTDOOR COMMON AREA (PICNIC TABLE). SEE
LANDSCAPE PLANS FOR DETAILS.

7 EXISTING CHAINLINK FENCE TO REMAIN.

8

9

BICYCLE RACK. HUNTCO 'STAPLE" OR APPROVED
EQUAL.

10

GRAVEL PAVEMENT.

PROPOSED 42" HIGH CONCRETE JERSEY
BARRIER (ODOT)

PROPOSED GRAVEL PAVEMENT

EXISTING ASPHALT PAVEMENT TO REMAIN.

11 STRIPE PARKING STALLS.

12 RELOCATE AND REINSTALL LIGHT.

13 EXISTING LIGHT TO REMAIN.

14 WEEPHOLE WALL DRAIN THROUGH CURB.



EXISTING RAMP

ILLAHEE PARKING
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PE
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0

GRAVEL PAD:
3/4" MINUS - 4" DEEP.
2% MAX SLOPE IN ANY DIRECTION.

CONTRACTOR TO ADJUST PAD IN FIELD FOR
EXISTING GRADES AND VEGETATION.  SEE
ARBORIST REPORT FOR CLEARING AND
ROOT PROTECTION NOTES.

6' PICNIC TABLE TO BE
SELECTED BY OWNER.

605 SF MITIGATION PLANTING AREA PER  ABBREVIATED SIGNIFICANT
RESOURCE IMPACT REPORT (SRIR)

TREES TO BE PLANTED TREES PARALLEL TO THE TOP OF BANK AND BE
PLACED IN THE FIELD TO STRATEGICALLY SPACE THEM OUT TO KEEP
THE VIEW FOR THE PICNIC AREA.

SHRUBS TO BE LOCATED IN FIELD ALONG TOP OF BANK. CLUSTER THE
SHRUB PLANTINGS IN AREAS WHERE INVASIVE SPECIES ARE
DOMINANT.

  N
O

PARKIN
G

C
C

C
C

C
C

C

BICYCLE PARKING

EXISTING TREE TO
REMAIN

SEE CIVIL PLANS FOR
PARKING LOT & WALL
DESIGN.

TOP OF BANK

GOLF CART PARKING

NOTES: 

TREES

VINE MAPLE / ACER CIRCINATUM: 18-24" TALL,  4-5FT ON CENTER 

SNOWBERRY / SYMPHORICARPUS ALBUS: 18-24" TALL,  4-5FT ON CENTER 

PER ABBREVIATED SIGNIFICANT RESOURCE IMPACT REPORT (SRIR)

COMMON NAME / BOTANICAL NAME: SIZE AND DESCRIPTIONSYMBOL

SHRUBS
COMMON NAME / BOTANICAL NAME: SIZE AND DESCRIPTIONQTY.

QTY.

BIG LEAF MAPLE / ACER MACROPHYLLUM: 18-24" TALL,  8-12FT ON CENTER3

PACIFIC DOGWOOD / CORNUS NUTTALLII:  18-24" TALL,  8-12FT ON CENTER

INDIAN PLUM / OEMLERIA CERASIFORMIS: 18-24" TALL,  4-5FT ON CENTER 

TOTAL 43

SYMBOL

1

15

14

14

DOUGLAS FIR / PSEUDOTSUGA DOUGLASII: 18-24" TALL,  8-12FT ON CENTER4

TOTAL 11 (11) TOTAL TREES REQUIRED FOR MITIGATION PER SIGNIFICANT RESOURCES
INVENTORY REPORT

(43) TOTAL TREES REQUIRED FOR MITIGATION PER SIGNIFICANT RESOURCES
INVENTORY REPORT

CALIFORNIA BROME (BROMUS CARINATUS)

BLUE WILDRYE (ELYMUS GLAUCUS)

SHOWY MILKWEED (ASCLEPIAS SPECIOSA)

WESTERN YARROW (ACHILLEA MILLEFOLIUM) 05%

20%

30%

40%

GRASS SEED
COMMON NAME / BOTANICAL NAME: SIZE AND DESCRIPTION

605 S.F.

SYMBOL QTY.

*APPLY WITH 12" THICK COVER OF GREEN DUED FINE GROUND WOOD CELLULOSE MULCH.  PROVIDE 100% EROSION
AND WEED FREE COVERAGE.  RE-SEED AND WEED AS NEEDED.

VANILLALEAF (ACHLYS TRIPHYLLA) 05%

TREE REMOVAL MITIGATION TREES -  PLANTING LEGEND

TREES

KELSEY DOGWOOD / CORNUS SERICEA KELSEY: 1 GAL.

OREGON GRAPE / MAHONIA AQUIFOLIUM: 1 GAL. 

PARKING LOT - PLANT LEGEND 

COMMON NAME / BOTANICAL NAME: SIZE AND DESCRIPTIONSYMBOL

BIRCHLEAF SPIREA / SPIREA BETULAFOLIA: 1 GAL.

SHRUBS
COMMON NAME / BOTANICAL NAME: SIZE AND DESCRIPTIONQTY.

QTY.

OREGON ASH / FRAXINUS LATIFOLIA: 2" CAL.4

DOUGLAS FIR / PSEUDOTSUGA MENZIESII:  6'-8' HT.

DOUGLAS SPIREA / SPIREA DOUGLASII: 1 GAL. / 1.5' HT. / CLUSTER

SWORD FERN / POLYSTICHUM MUNITUM: 1 GAL.

PACIFIC NINEBARK / PHYSOCARPUS CAPITATUS: 1 GAL. / 2' HT. / SINGLE

SNOWBERRY / SYMPHORICARPUS ALBUS: 1 GAL.

SYMBOL

2

10

12

12

15

9

20

12

1. LANDSCAPE AREAS WILL BE HAND WATERED FOR THE ESTABLISHMENT PERIOD.
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APPENDIX B 
 

Ground-Level Site Photographs 

 



B-1

Photograph B-1. Panoramic photograph of parking lot improvement area looking west (left) and northeast (right). Shows location of additional golf 
cart spaces and bike rack (behind truck in center). Photograph taken 3/7/2022. 

Photograph B-2. Panoramic photograph of parking lot improvement area looking northeast (left) and south (right). Shows location of additional parking 
cart spaces (blackberries) and retaining wall (center). Tree 38 (to be removed) is shown on the left side. Photograph taken 3/7/2022. 



B-2

Photograph B-3. Panoramic photograph of the existing conditions within the SROZ and WRG looking east (left) and west (right). Dock to be replaced 
visible in the foreground. OHWL is apparent on bridge and dock pilings and along bank of the Willamette River. 

Photograph B-4. Panoramic photograph of the existing conditions within the SROZ and WRG looking west (left) and east (right). Dock to be replaced 
visible in the background. 



B-3

Photograph B-5. Photograph looking southeast upslope. Trees against 
gangway to be removed visible. Photograph taken 3/7/2022. 

Photograph B-6. Photograph looking east along the Willamette River. 
Photograph taken 3/7/2022. 

Photograph B-7. Photograph looking south along edge of existing 
paved parking area. Photograph taken 3/7/2022. 

Photograph B-8. Photograph looking east along north edge of existing 
paved parking area. Photograph taken 3/7/2022. 
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Arborist Report and Tree Information 
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Tree Plan for Charbonneau Marina 
 

Improvements are proposed for the Charbonneau Marina in Wilsonville. Trees in the project 
vicinity were inventoried in 2015, and the attached Tree Table includes those twenty-eight trees 
plus tree 51 (T51) and T52. All trees west of the permanent metal fence on the west end have 
been excluded. All trees in the study area have been tagged with metal tags that shall remain in 
place throughout construction. Tag numbers are keyed to the tree survey map and the attached 
Tree Table.  

The intent of the proposed improvements is to remove any tree interfering with the aluminum 
ramp, any high-risk trees, and several invasive trees. A Greenway Conditional Use Permit will 
be sought, and it will include adding a passive picnic area east of the parking lot.  

Seven trees will be removed as allowed by Section 4.610.30. Type B Permit. One of these, T52, 
is less than 6 inches in diameter and needs no mitigation. Six of the trees have yellow flagging 
tape tied around them, but T20 could not be flagged due to difficult access. It does have yellow 
tape tied to a substantial epiphyte on the trunk and is easily found as it is in contact with the 
aluminum ramp. See photographs below.  

For the two trees to be cut on the riverbank, T16 and T20, stumps will be cut close to the ground 
and left in place. Along with poison oak control the stumps should be monitored annually, with 
all sprouts cut to eliminate regrowth. Trees on the upper bank, which include T40, T41, T51 and 
T52, will have stumps removed by a portable stump cutter to eliminate suckering with minimal 
ground disturbance. A certified arborist should attend to verify that protective fencing is in place 
and to monitor roots from T37, cutting them if needed during the parking lot process. 

Section 4.620.00. (.07) provides exceptions to the tree replacement rule: “Exception. Tree 
replacement may not be required for applicants in circumstances where the Director determines 
that there is good cause to not so require. Good cause shall be based on a consideration of 
preservation of natural resources, including preservation of mature trees and diversity of ages of 
trees. Other criteria shall include consideration of terrain, difficulty of replacement and impact 
on adjacent property.” 
 
I recommend that the replacement tree requirement be waived for all invasive trees and applied 
only to T20, a native species. Natural resources including many young and many older trees on 
the riverbank and its surroundings are being carefully preserved. Replanting with one bigleaf 
maple seems an adequate mitigation, considering that the removal of invasive species contributes 
to the wellbeing of the land. We await the Director’s determination. 
 
City Code requires that trees be replaced with a 2-inch caliper sapling within one year of 
removal. Trees shall be state certified Nursery Grade No.1 or better. Replacement trees must be 
staked, fertilized, and mulched, and shall be guaranteed by the permit holder for two years after 
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the planting date. In lieu of replacing trees, the applicant may propose to pay into the City Tree 
Fund an amount equivalent to the value of the replacement trees after installation. 
 
It would be counterproductive to require tree protection fencing and to assign root protection 
zones (RPZs) to each tree. T16 and T20 are on the riverbank which is steep and difficult to 
access. Removal of the two trees will require working among other trees, and damage to residual 
trees, if any, should be corrected where feasible. The trees to be cut at the top of the riverbank 
can easily be dropped into the parking area where they, and the two trees from the riverbank, can 
be processed.  
 
The proposed picnic area east of the parking lot will include trees 43 through 50, all native 
conifers. Douglas-fir and western redcedar adapt easily to foot traffic, and outdoor furniture 
poses no harm. I recommend trimming off low branches for 12 ft. of overhead clearance. 
Everyone working in this area should be informed that poison oak is present, its malevolent vines 
climbing into the trees.  
 
The underbrush will be cleared, and the ground may be leveled by hand to control the depth of 
excavation. Tree roots must be protected here, so as soon as the roots are exposed the excavation 
will be finished. The Director may require arborist oversight. Geotextile fabric may be laid down 
next, but it is not mandatory. I recommend gravel or crushed rock to create a level grade. If 
preferred, coarse woody mulch such as arborist chips may be spread for the same purpose. Either 
treatment can produce a level picnic area, and both will protect the soil. Woody mulch will 
nurture the tree roots as it decomposes, but it will eventually turn into mud. Management must be 
consulted before planning the chip drop in case of limitations due to fire prevention. Any 
additional improvements that affect the ground, including potential parking expansion on the 
south side, should be reviewed by an arborist for adverse effects. 
 
The goal of this Tree Plan is to meet the requirements of the tree preservation code and to 
observe all laws and regulations. Trees to be removed should be verified and tree protection 
measures should be inspected before any clearing or grading work begins. It is the owner’s 
responsibility to implement this tree plan fully, and to monitor the construction process to its 
conclusion. Deviations can result in tree damage, liability, and violations of the City Code.  
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Above, Tree 20 is shown at its intersection with a 
structural element. Part of the base of this tree was cut 
away during the installation of the new ramp, but trees 
increase in circumference annually until they die. The 
tree has two trunks separating at approximately the 
height of the basal wound. 
 
The two trunks of T20 are to the left.  
The larger trunk has died and broken at approximately 
45 ft.  
The smaller trunk is dying but hasn’t broken yet. As the 
tree continues to decline it will drop more wood. It is 
above the ramp, so it constitutes a high risk to the ramp. 
It also constitutes a low risk to people, as occupation of 
the ramp below is intermittent. This will be a difficult 
tree to take down and tree protection fencing would be 
another safety obstacle for a tree removal crew. 
 

 
Unlike T20, tree 16 will be only moderately difficult to remove, and the other four trees are easy 
removals. All workers should be warned that poison oak is growing in the area. Poison oak 
should be eradicated before other work begins. 
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  Portland Tree Consulting PO Box 19042  Portland, OR 97280 
  503.421.3883  petertorresusa@gmail.com   CCB 230301 
 

1. Client warrants any legal description provided to the Consultant is correct and titles and 
ownerships to property are good and marketable.  Consultant shall not be responsible for 
incorrect information provided by Client. 

 
2. Consultant can neither guarantee nor be responsible for the accuracy of information provided by 

others. 
 

3. The Consultant shall not be required to give testimony or attend court or hearings unless 
subsequent contractual arrangements are made, including additional fees. 

 
4. The report and any values expressed therein represent the opinion of the Consultant, and the 

Consultant’s fee is in no way contingent upon the reporting of a specified value, a stipulated 
result, the occurrence of a subsequent event, nor upon any finding to be reported.  

 
5. Sketches, drawings and photographs in the report are intended as visual aids and may not be to 

scale. The reproduction of information generated by others will be for coordination and ease of 
reference. Inclusion of such information does not warrant the sufficiency or accuracy of the 
information by the Consultant. 

 
6. Unless expressed otherwise, information in the report covers only items that were examined and 

reflects the condition at the time of inspection. The inspection is limited to visual examination of 
accessible items without laboratory analysis, dissection, excavation, probing, or coring, unless 
otherwise stated. 

 
7. There is no warranty or guarantee, expressed or implied, that problems or deficiencies of the 

plants or property in question may not arise in the future.  
 

8. The report is the completed work product. Any additional work, including production of a site 
plan, addenda and revisions, construction of tree protection measures, tree work, or inspection of 
tree protection measures, for example, must be contracted separately. Loss or alteration of any 
part of the report invalidates the entire report.  

 
9. Any action or proceeding seeking to enforce any provision of this Agreement shall be brought 

against any of the parties in Multnomah County Circuit Court of the State of Oregon, or, when 
applicable, in the United States District Court for the District of Oregon. Each party consents to 
the jurisdiction of such courts (and of the appropriate appellate courts) and waives any objection 
to such venue.     

             
              
           Peter Torres 
 
 Master of Forestry OSU      ASCA RCA 372 ISA  Certified Arborist PN-0650B TRAQualified 
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1.0 INTRODUCTION 
 
This report represents the preliminary storm drainage and stormwater analysis for the 
Charbonneau Country Club – Marina Modifications development project. The basis of this 
report is to comply with the City of Wilsonville, Clackamas County, and the State of Oregon’s 
regulations and engineering standards as well as the latest edition of the Oregon Plumbing 
Specialty Code (OSPC). Compiled in this report are the design criteria for the site, the 
hydrologic methodology, and the preliminary drainage analysis. 
 
2.0 SITE DESCRIPTION AND LOCATION 
 
The proposed project is located at 8755 SW Illahee Court in the northwest corner of the 
Charbonneau planned community next to the Illahee Apartments. The property is identified 
as Tax Lot 318 and a portion of Tax Lot 308, Map T3S R1W 25 and is zoned Planned 
Development Residential (PDR-3) with Willamette Greenway, SROZ, and Flood Plain 
overlays. The overall tax lot is approximately 11.28 acres while the project area is roughly 
0.31 acres or 13,378 square feet. The subject site is on the south bank of the Willamette 
River, just east of I-5 and Boone Bridge. 
 
The existing dock ramp and gangway are to remain. 
 
The proposed development will modify and upgrade the marina by improving the parking 
area and replacing the existing dock with a modern, light penetrating structure. A kayak 
launch and storage facility will be added to the new dock. 
  
3.0 EXISTING CONDITIONS 
 
The subject site contains an existing floating dock with 36 boat slips and an enclosed 
boathouse. Access to the marina is via an easement over SW Illahee Court, which runs 
through The Haven Apartments at Charbonneau. An auxiliary parking area for dock access 
is located in the northwest corner of The Haven.  A metal gangway built in 2015 extends 
from the parking area down to the dock.  
 
3.1 Site Topography 
 
The topography of the site varies from the ordinary high-water level at 67.44 feet up to top 
of bank at 107 feet.  From the top of bank, there is a small knoll and then steepens up to 
20-30% down to the toe of slope and parking lot of the Illahee Apartments. 
 
The 100-year flood elevation is 94 feet at this location.  The elevation of the dock parking 
area is 106-107 feet while the deck of the elevated landing at the shoreline is 80.1 feet.   
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There are scattered trees along the bank in the vicinity of the dock access.  The site contains 
a mixture of natural upland forest, including Douglas Fir, Big-leaf Maple, and Riparian 
Cottonwoods, with understory brush, English Ivy, and numerous ferns.  
 
The subject site is bordered to the north by the Willamette River and the Charbonneau dock.  
To the west is the ODOT right-of-way and the I-5 Freeway (Boone Bridge).  To the south and 
east are the Haven (Illahee) Apartments and the Charbonneau Village.   
 
3.2 Soil Type 
 
The predominant soil found on site is Newberg fine sandy loam (67) with a corresponding 
hydrologic soil group (HSG) designation ‘A’, as shown on the attached Natural Resources 
Conservation Service (NRCS) soil survey for Clackamas County. 
 

Table 3-2: HYDROLOGIC SOIL GROUP RATING 

NRCS Map Unit 
Symbol 

NRCS Map Unit Name 
Hydrologic Soil Group 

Rating 

67 Newberg fine sandy loam A 

W Water  

  
3.3 Runoff Curve Numbers 
 
Predeveloped and developed pervious areas will use a Runoff Curve Number (RCN) of 49 
corresponding to “Open Space” cover type (HSG designation ‘A’) in fair condition. A runoff 
curve number of 98 will be used for all predeveloped and developed impervious areas (refer 
to the SCS Runoff Curve Numbers Exhibit). 
 

Table 3-3: Runoff Curve Numbers 

Land Description Existing RCN Proposed RCN 

Open Space, Fair Condition 49 49 

Impervious 98 98 

 
3.4 Existing Stormwater Facility  
 
There is an existing stormwater facility consisting of a series of detention ponds southeast 
of the site behind the Illahee Apartments. Runoff from the existing roadways and buildings 
is conveyed through a series of pipes and catch basins before outfalling into the ponds.  
Stormwater appears to be managed in the pond by a number of structures and weirs before 
discharging into the Willamette River further to the east. 
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4.0 PROPOSED IMPROVEMENTS 
 
The City of Wilsonville’s 2015 Stormwater and Surface Water Design and Construction 
Standards shall govern the stormwater design criteria for the proposed project. Per Section 
301.1.02, all development that results in 5,000 square feet of new or replaced impervious 
surface, cumulative over a 5-year period, are subject to the requirements of these 
standards. 
 
Impervious surfaces will be constructed as a result of the new and redeveloped parking 
area. 
 
The development proposes to create approximately 1,405 sq. ft. of new impervious area. 
Therefore, the project is not subject to the requirements of the City’s stormwater standards. 
 
There are no proposed storm drainage facilities or modifications to the existing 
infrastructure as a result of the proposed development. The existing onsite storm system 
will continue to convey runoff into the existing ponds to treat and manage stormwater from 
the subject site and surrounding area.  
 
There are no offsite contributing drainage basins. 
 
4.1 Water Quality  
 
Water quality is not a requirement of the project as the impervious area threshold is not 
surpassed with the proposed improvements. 
 
4.2 Detention  
 
Water quantity control (detention) is not a requirement of the project as the impervious 
area threshold is not surpassed with the proposed improvements. 
 
4.3 Facility Design 
 
The existing stormwater facility will continue to manage the site’s stormwater runoff. 
 
4.4 Conveyance 
 
Stormwater from the parking area will continue to sheet flow through the drive aisle of the 
apartment complex where it is collected in a trapped catch basin and discharged into the 
existing stormwater ponds.  
 
There are no new storm pipes, structures, or catchment facilities with the proposed 
development. Runoff from the existing ponds is ultimately discharged into the Willamette.   
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5.0 DOWNSTREAM ANALYSIS 
 
According to the City of Wilsonville’s 2015 Stormwater and Surface Water Design and 
Construction Standards Section 301.5.01.b, an analysis of the drainage system downstream 
of the development must verify the downstream system has capacity to convey the 25-year 
storm. Visual observation of the downstream conveyance system didn’t show any indication 
of observable capacity or condition issues with the receiving channel or system. 
 
6.0 CONCLUSION 
 
Based on the supporting stormwater calculations and attached analysis, it is the opinion of 
Pioneer Design Group that the Charbonneau Marina Modification development project 
does not trigger the impervious area threshold requirements of the City of Wilsonville and 
is not subject to the requirements of the City’s stormwater standard. Water quality 
treatment and quantity control for all new impervious areas created by the project will be 
managed onsite by the existing stormwater facility. Therefore, all the requirements 
associated with the city of have been met for this project.  
 
7.0 VICINITY MAP 
 

 
 

 SITE 
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misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Clackamas County Area, Oregon
Survey Area Data: Version 19, Sep 14, 2022

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 16, 2021—Apr 
18, 2021

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Hydrologic Soil Group—Clackamas County Area, Oregon
(Charbonneau Country Club - Marina Modifications)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/28/2023
Page 2 of 4



Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

56 McBee silty clay loam C 1.9 24.6%

67 Newberg fine sandy 
loam

A 2.9 36.8%

71B Quatama loam, 3 to 8 
percent slopes

C 0.0 0.0%

W Water 3.0 38.5%

Totals for Area of Interest 7.8 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Hydrologic Soil Group—Clackamas County Area, Oregon Charbonneau Country Club - Marina 
Modifications

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/28/2023
Page 3 of 4



Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Clackamas County Area, Oregon Charbonneau Country Club - Marina 
Modifications

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/28/2023
Page 4 of 4
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LEGEND

DEMOLITION NOTES
EXISTING PARKING LOT LIGHT TO BE REMOVED AND RELOCATED.1

2

3

- CLEANOUT

- WATER METER

- TELECOMM PEDESTAL

- LIGHT POLE

- UNDERGROUND POWER LINE

- GAS LINE

- SANITARY SEWER LINE

- STORM DRAINAGE LINE

- EXISTING CONCRETE

- GAS VAULT

- UTILITY VAULT

- TELEPHONE MH/VAULT

- SIGN

- EXISTING ASPHALT PAVEMENT

- STORM MANHOLE

- FIRE HYDRANT ASSEMBLY

- WATER VALVE

- SANITARY MANHOLE

- CATCH BASIN/DRAIN INLET

- WATER VAULT

- JUNCTION BOX

- MAILBOX

- OVERHEAD WIRE

- RIGHT-OF-WAY LINE

- WATER LINE

- COMMUNICATION LINE

- TELEPHONE LINE

- BOUNDARY LINE

- TOP OF BANK

- FENCE LINE (AS NOTED)

- EXISTING 1' CONTOUR

- EXISTING 5' CONTOUR

- CENTER LINE

- POWER POLE

- GAS VALVE

- CULVERT

- CONIFEROUS TREE (DBH)

- DECIDUOUS TREE (DBH)

- EXISTING GRAVEL SURFACE

- ELECTRIC VAULT

- GAS METER

- SIGNAL POLE

- EXISTING BUILDING FOOTPRINT

- FIRE DEPARTMENT CONNECTION

- IRRIGATION VALVE

- POWER POLE W/ LIGHT

- MONITORING WELL

- COMMUNICATION VAULTV
C

- UTILITY CAP

- HANDICAP MARKER

V
W

#
#

- DIAMETER (INCHES) AT BREAST HEIGHT#

- UTILITY PEDESTAL

- ELECTRIC PEDESTAL

- GUY WIRE

- GAS RISER

- STORM DITCH INLET

- ELECTRIC METER

- EXISTING TREE TO BE REMOVED

- ARBORIST TREE TAG NUMBER(##)

EXISTING PAVEMENT TO BE REMOVED.

EXISTING FENCE TO REMAIN AND BE USED AS TREE
PROTECTION. COORDINATE EXTENT WITH ARBORIST.

4 EXISTING DOCK TO BE REMOVED AND REPLACED.
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PARKING DETAIL #1
SCALE: 1"=10' (H)

LEGEND

PROPOSED ASPHALT PAVEMENT

PROPOSED RIGHT-OF-WAY

BOUNDARY LINE

CONSTRUCTION NOTES

EXISTING CONIFEROUS TREE

EXISTING DECIDUOUS TREE

1

2

EXISTING BOAT HOUSE TO BE CONNECTED TO END OF
NEW DOCK.

REMOVE EXISTING DOCK AND INSTALL NEW DOCK AT
SAME ANGLE.

SAWCUT LINE

3

4

5
UTLRABLOCK RETAINING WALL WITH 42" HIGH ODOT
JERSEY BARRIER ON TOP (ODOT DETAIL RD545).

6

PROPOSED ULTRABLOCK
RETAINING WALL (DESIGN BY OTHERS)

STD. DUTY A.C. PAVEMENT, TYP.

CONCRETE WHEEL STOPS.

OUTDOOR COMMON AREA (PICNIC TABLE). SEE
LANDSCAPE PLANS FOR DETAILS.

7 EXISTING CHAINLINK FENCE TO REMAIN.

8

9

BICYCLE RACK. HUNTCO 'STAPLE" OR APPROVED
EQUAL.

10

GRAVEL PAVEMENT.

PROPOSED 42" HIGH CONCRETE JERSEY
BARRIER (ODOT)

PROPOSED GRAVEL PAVEMENT

EXISTING ASPHALT PAVEMENT TO REMAIN.

11 STRIPE PARKING STALLS.

12 RELOCATE AND REINSTALL LIGHT.

13 EXISTING LIGHT TO REMAIN.

14 WEEPHOLE WALL DRAIN THROUGH CURB.



RUNOFF CURVE NUMBERS (TR55)

Table 2-2a:  Runoff curve numbers for urban areas 1

Cover description

Cover type and hydrologic condition
Average percent 
impervious area2 A B C D

Fully developed urban areas (vegetation established)
Open space (lawns, parks, golf courses, cemeteries, etc.) 3:

Poor condition (grass cover <50%) 68 79 86 89
Fair condition (grass cover 50% to 75%) 49 69 79 84
Good condition (grass cover >75%) 39 61 74 80

Impervious areas:
Paved parking lots, roofs, driveways, etc. (excluding right-of-
way) 98 98 98 98
Streets and roads:

Paved; curbs and storm sewers (excluding right-of-way) 98 98 98 98
Paved; open ditches (including right-of-way) 83 89 92 93
Gravel (including right-of-way) 76 85 89 91
Dirt (including right-of-way) 72 82 87 89

Western desert urban areas:
Natural desert landscaping (pervious areas only) 4 63 77 85 88
Artificial desert landscaping (impervious weed barrier, desert 
shrub with 1- to 2-inch sand or gravel mulch and basin borders)

96 96 96 96
Urban districts: 

Commercial and business 85 89 92 94 95
Industrial 72 81 88 91 93

Residential districts by average lot size:
1/8 acre or less (town houses) 65 77 85 90 92
1/4 acre 38 61 75 83 87
1/3 acre 30 57 72 81 86
1/2 acre 25 54 70 80 85
1 acre 20 51 68 79 84
2 acres 12 46 65 77 82

Developing urban areas
Newly graded areas (pervious areas only, no vegetation) 5 77 86 91 94

Idle lands (CNs are determined using cover types similar to those in 
table 2-2c)

CN for hydrologic soil group

1: Average runoff condition, and Ia = 0.2S.
2:  The average percent impervious area shown was used to develop the composite CN's.  Other assumptions are as follows: impervious areas 
are directly connected to the drainage system, impervious areas hava a CN of 98, and pervious areas are considered equivalent to open space 
in good hydrologic condition.  CN's for other combinations of conditions may be computed using figure 2-3 or 2-4.
3:  CN's shown are equivalent to those of pasture.  Composite CN's may be computed for other combinations of open space cover type.
4:  Composite CN's for natural desert landscaping should be computed using figures 2-3 or 2-4 based on the impervious area percentage (CN 
= 98) and the pervious area CN.  The pervious area CN's are assumed equivalent to desert shrub in poor hydrologic condition.

5:  Composite CN's to use for the design of temporary measures during grading and construction should be computed using figure 2-3 or 2-4 
based on the degree of development (impervious area percentage) and the CN's for the newly graded pervious areas.



JOB NUMBER: 999-146.7
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NEW / REDEVELOPED IMPERVIOUS AREA

BUILDINGS 0 ft
2

SIDEWALKS 0 ft
2

GRAVEL AT 60% IMPERVIOUS 298 ft
2

STREET PAVEMENT 1,107 ft
2

1,405 ft
2

0.03 ac

EXISTING IMPERVIOUS AREA

BUILDINGS 0 ft
2

SIDEWALKS 0 ft
2

GRAVEL AT 60% IMPERVIOUS 0 ft
2

STREET PAVEMENT 5,311 ft
2

5,311 ft
2

0.12 ac

EXISTING IMPERVIOUS AREA TO REMAIN

STREET PAVEMENT 4,998 ft
2

4,998 ft
2

0.11 ac

TOTAL IMPERVIOUS AREA TO REMAIN (EXIST. AND PROPOSED)

GRAVEL AT 60% IMPERVIOUS 298 ft
2

STREET PAVEMENT 6,105 ft
2

6,403 ft
2

0.15 ac

Total Shed Area 13,378 ft
2

0.31 ac

Existing Impervious Area 5,311 ft
2

0.12 ac

% Impervious 39.7 %

Proposed Impervious Area 1,405 ft
2

0.03 ac

% Impervious 10.5 %

Total Impervious Area to Remain 6,403 ft
2

0.15 ac

% Impervious 47.9 %

IMPERVIOUS AREA CALCULATIONS

999146.7_hydro_planning.xls\IMPERVIOUS AREA

4/5/2023
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Impervious Area Exhibit
CHARBONNEAU COUNTRY CLUB - MARINA MODIFICATIONS

MARINA MODIFICATIONS

999-146.7

PLANNING

1 1

IMPERVIOUS AREA

EXIST. PAVEMENT = 5,311 SF
EXIST. PAVEMENT TO REMAIN = 4,998 SF

PROP. PAVEMENT (NEW) = 813 SF

PROP. PAVEMENT (NEW/RED.) = 1,107 SF
PROP. GRAVEL PAVEMENT (@60%) = 298 SF
TOTAL PROPOSED IMPERVIOUS = 1,405 SF

(0.03 AC)

TOTAL EXIST./PROP. IMPERVIOUS = 6,403 SF
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Catchment Time 5 min.
Longest Run of Pipe 0 ft
Velocity of Flow 3 ft/s
Time in Pipe = (0 ft)/(3.00 ft/s) = 0 s

TOTAL DEVELOPED Tc = 5 min.

DEVELOPED TIME OF CONCENTRATION 

999146.7_hydro_planning.xls\DEVELOPED Tc
4/4/2023
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DESIGN DURATION PRECIP AREA % AREA CN AREA CN TIME Q

STORM TOTAL IMP PERV. PER. IMP. IMP. (MIN) (CFS)

(YR) (HR) (IN) (AC) (AC) (AC)

2 24 2.5 0.31 39.70 0.19 49 0.12 98 5.00 0.08

2 24 2.5 0.31 47.90 0.16 49 0.15 98 5.00 0.10

10 24 3.45 0.31 39.70 0.19 49 0.12 98 5.00 0.11

10 24 3.45 0.31 47.90 0.16 49 0.15 98 5.00 0.13

25 24 3.9 0.31 39.70 0.19 49 0.12 98 5.00 0.13

25 24 3.9 0.31 47.90 0.16 49 0.15 98 5.00 0.15

100 24 4.5 0.31 39.70 0.19 49 0.12 98 5.00 0.15

100 24 4.5 0.31 47.90 0.16 49 0.15 98 5.00 0.18

SANTA BARBARA URBAN HYDROGRAPHS

DEVELOPED 25-YEAR PEAK DISCHARGE

PREDEVELOPED 100-YEAR PEAK DISCHARGE

DEVELOPED 100-YEAR PEAK DISCHARGE

PREDEVELOPED 2-YEAR PEAK DISCHARGE

DESCRIPTION

DEVELOPED 2-YEAR PEAK DISCHARGE

PREDEVELOPED 10-YEAR PEAK DISCHARGE

DEVELOPED 10-YEAR PEAK DISCHARGE

PREDEVELOPED 25-YEAR PEAK DISCHARGE

999146.7_hydro_planning.xlsSBUH

4/5/2023



Preliminary Storm Drainage Report  Charbonneau Country Club – Marina Modifications 
  Wilsonville, Oregon 
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APPENDIX ‘A’ – FLOOD INSURANCE MAPS (FIRM), 
FLOOD PROFILES, ANDLOODWAY DATA 
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authoritative NFHL web services provided by FEMA. This map
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National Grating – FRP Solutions  •  www.nationalgrating.com 

I‐6000 1” DEEP PULTRUDED GRATING 
________________________________________________________________________________________________ 
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Pultruded Fiberglass Grating
heated mold system. Continuous E-glass rovings are placed 
in the mold in alternating layers and completely wetted out 
with resin. This continuous process produces an integral, 
one piece construction which provides excellent corrosion 
resistance as well as bi-directional strength. There are a 

range of panel sizes, thickness and mesh patterns.

Typical Applications
• Agricultural 
• Architectural 
• Bridge & Highway 
• Cellular Communications 
• Chemical 
• Commercial 
• Electrical 
• Food & Beverage 
• General Industry 
• Manufacturing 

• Mining/Metals/Processing 
• Oil & Gas 
• Pharmaceutical 
• Power 
• Pulp & Paper 
• Recreation 
• Telecommunications 
• Transportation 
• Water & Wastewater

Corrosion Resistance: Able to withstand the harshest 
environments and chemical exposures.

Lightweight: Fiberglass is 1/3 the weight of steel grating, 
making installation much simpler - no heavy equipment 

Low Maintenance: No sandblasting, scraping or painting 
necessary. Clean with a high pressure washer.

Low Installation Costs: Grating is light and easy to maneuver. It is also easy to 

grit-edged blades. No need to use heavy lifting equipment.

Long Lifespan: Fiberglass outlasts all traditional building materials like wood and 
metals. No rust, and extreme durability means a product that can handle even the 
most demanding applicaitons. 

Fire Retardant: Flame spread rating of 25 or less, as tested in accordance with ASTM 
E-84, and meets the self-extinguishing requirements of ASTM D-635.

Anti-Slip: All grating is either gritted or with a concave non-slip surface, providing 
excellent slip resistance for worker safety.

High Structural Strength to Weight Ratio: Fiberglass is 1/3 the weight of steel with 
double the load capacity, and 1/4 the weight of aluminum with triple the capacity.

Non-Conductive Electrically & Thermally: FRP gives improved worker safety, with 
no electricity hazards, and low thermal conductivity results in less overheating or 
cooling, much easier to touch than metal gratings.

Impact Resistant: Higher impact resistance compared to steel gratings. Also resistant 
to chipping and cracking.

Non-Sparking:
gaseous environments.

Pultruded products are 
“pulled” through a pultrusion 
machine. The initial product 
consists of strands of glass, 
which are covered with a glass 
weaved cloth, sealed in a resin 

product is cut and sealed with 
resin.
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I -Bar, T-Bar, and Heavy-Load-Bar (HL). I -Bar is a lightweight and highly 

solid, and designed to handle loads from extremely heavy loads like 
trucks and construction equipment. I-Bar and T-Bar are kept in stock in 
VE resin.

Fiberglass Grating Dimensions

molded grating, because the FRP is built from a mold, the grate has 
equal strength in both directions. Pultruded grating has bearing bars 
which should be bearing the weight, and cross-bars to hold it together. 
It is absolutely critical that the length of the bearing bars is holding the 
weight of the application. The length, or span, describes the bearing 
bars. Ask yourself, “What am I spanning?” That will help in knowing 
which dimension is the “length”.

Grating Panel Size
Pultruded Grating stock panels come in 5’x20’, 5’x12’, or 3’x20’. 
Other sizes available upon request. Gratings can be cut to size.

Surface Texture
Grating comes in either gritted or concave (non-slip) surface. In-stock 
grating with grit is grey, and non-slip is yellow.

Resin Selection Chart

Resin Description Fire Performance Colors FRP Products

GP
General Polyester Grade is an all-purpose industrial resin that meets 
the requirements for corrosion resistance found in industrial, 
water/wastewater, and chemical processing requirements.

ASTM E84 <25 Yellow, Grey
Molded Grating, Pultruded 
Grating, Pultruded Structural 
Shapes

SPFR
Fire Retardant Isophthalic Polyester Grade for extra corrosion 
resistance and where �re retardant properties are important.

ASTM E84 <25 Yellow, Grey
Pultruded structural products, 
incl: Angle, Beams, Tube, Plate

VE
Vinyl Ester Grade, a top quality resin, for the most extreme corrosive 
environments, and the ultimate in load bearing capacity.

ASTM E84 <25 Yellow, Grey
Molded FRP Grating, Pultruded 
FRP Grating, Ladders
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Grating is Vinyl Ester, and for structural pultruded FRP products, 

are available upon request, with much longer ship times. The 
type of resin selected may be important for some applications 

and low smoke.

Most companies stock standard polyester resins, which are 
more typically used for basic industrial and water/waste water 
use. Both of the resins we stock are superior grade resins for 

FRP GRATING SPECIFICATIONS
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PULTRUDED FRP GRATING LOAD TABLES

Ultimate
Span (in) Style Depth (in) Open Area 50 100 200 300 500 1000 2000 Capacity (psf)

I-6010 1 60% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.03 0.06 3,570 7,140
I-6015 1.5 60% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 7,620 15,240
T-5020 2 50% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 7,560 15,120
I-4010 1 40% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 0.04 5,350 10,700
I-4015 1.5 40% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 11,430 22,860
I-6010 1 60% < 0.01 0.01 0.02 0.03 0.04 0.09 0.17 3,390 6,780
I-6015 1.5 60% < 0.01 < 0.01 < 0.01 0.01 0.02 0.03 0.06 7,370 14,740
T-5020 2 50% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.03 0.05 7,560 15,120
I-4010 1 40% < 0.01 < 0.01 0.01 0.02 0.03 0.06 0.12 5,080 10,160
I-4015 1.5 40% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 0.04 11,060 22,120
I-6010 1 60% 0.01 0.02 0.04 0.06 0.09 0.19 0.38 2,840 5,680
I-6015 1.5 60% < 0.01 < 0.01 0.01 0.02 0.03 0.07 0.14 4,880 9,760
T-5020 2 50% < 0.01 < 0.01 < 0.01 0.01 0.02 0.04 0.08 5,940 11,880
I-4010 1 40% < 0.01 0.01 0.03 0.04 0.06 0.13 0.25 4,260 8,520
I-4015 1.5 40% < 0.01 < 0.01 < 0.01 0.01 0.02 0.05 0.10 7,310 14,620
I-6010 1 60% 0.02 0.03 0.07 0.10 0.17 0.35 --- 2,300 4,600
I-6015 1.5 60% < 0.01 0.01 0.03 0.04 0.06 0.13 0.26 4,500 9,000
T-5020 2 50% < 0.01 < 0.01 0.01 0.02 0.04 0.08 0.16 5,200 10,400
I-4010 1 40% 0.01 0.02 0.05 0.07 0.12 0.23 0.47 3,450 6,900
I-4015 1.5 40% < 0.01 0.01 0.02 0.03 0.05 0.11 0.22 6,750 13,500
I-6010 1 60% 0.03 0.06 0.11 0.17 0.28 --- --- 1,970 3,940
I-6015 1.5 60% 0.01 0.02 0.04 0.06 0.10 0.20 0.40 3,750 7,500
T-5020 2 50% < 0.01 0.01 0.02 0.04 0.06 0.12 0.25 4,320 8,640
I-4010 1 40% 0.02 0.04 0.07 0.11 0.18 0.37 --- 2,950 5,900
I-4015 1.5 40% < 0.01 0.01 0.03 0.04 0.07 0.13 0.26 5,630 11,260
I-6010 1 60% 0.04 0.08 0.17 0.25 0.42 --- --- 1,670 3,340
I-6015 1.5 60% 0.02 0.03 0.06 0.10 0.16 0.32 --- 3,220 6,440
T-5020 2 50% 0.01 0.02 0.04 0.06 0.10 0.21 0.41 3,710 7,420
I-4010 1 40% 0.03 0.06 0.11 0.17 0.28 --- --- 2,500 5,000
I-4015 1.5 40% 0.01 0.02 0.04 0.06 0.11 0.21 0.42 4,820 9,640
I-6010 1 60% 0.06 0.11 0.23 0.34 --- --- --- 1,440 2,880
I-6015 1.5 60% 0.02 0.05 0.09 0.14 0.23 0.46 --- 2,810 5,620
T-5020 2 50% 0.01 0.03 0.06 0.09 0.15 0.29 --- 3,250 6,500
I-4010 1 40% 0.04 0.08 0.15 0.23 0.38 --- --- 2,160 4,320
I-4015 1.5 40% 0.02 0.03 0.06 0.09 0.15 0.30 --- 4,220 8,440
I-6010 1 60% 0.09 0.18 0.36 --- --- --- --- 1,280 2,560
I-6015 1.5 60% 0.03 0.07 0.14 0.21 0.35 --- --- 2,500 5,000
T-5020 2 50% 0.02 0.04 0.08 0.13 0.21 0.42 --- 2,890 5,780
I-4010 1 40% 0.06 0.12 0.24 0.36 --- --- --- 1,920 3,840
I-4015 1.5 40% 0.03 0.05 0.09 0.14 0.23 0.46 --- 3,750 7,500
I-6010 1 60% 0.13 0.27 --- --- --- --- --- 1,150 2,300
I-6015 1.5 60% 0.05 0.10 0.20 0.30 0.49 --- --- 2,250 4,500
T-5020 2 50% 0.03 0.06 0.12 0.17 0.29 --- --- 2,600 5,200
I-4010 1 40% 0.09 0.18 0.36 --- --- --- --- 1,730 3,460
I-4015 1.5 40% 0.04 0.07 0.13 0.20 0.33 --- --- 3,380 6,760
I-6010 1 60% 0.26 --- --- --- --- --- --- 960 1,920
I-6015 1.5 60% 0.09 0.18 0.36 --- --- --- --- 1,880 3,760
T-5020 2 50% 0.05 0.09 0.19 0.28 0.47 --- --- 2,170 4,340
I-4010 1 40% 0.17 0.34 --- --- --- --- --- 1,440 2,880
I-4015 1.5 40% 0.06 0.12 0.24 0.36 --- --- --- 2,810 5,620
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Concentrated Line Load De�ection, Pultruded Grating
De�ection in inches
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Ultimate
Span (in) Style Depth (in) Open Area 50 100 200 300 500 1000 2000 Capacity (psf)

I-6010 1 60% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 0.04 7,140 14,280
I-6015 1.5 60% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 15,240 30,480
T-5020 2 50% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 15,120 30,240
I-4010 1 40% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 10,700 21,400
I-4015 1.5 40% < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 0.01 22,860 45,720
I-6010 1 60% < 0.01 0.01 0.02 0.02 0.04 0.08 0.16 4,520 9,040
I-6015 1.5 60% < 0.01 < 0.01 < 0.01 0.01 0.02 0.03 0.06 9,820 19,650
T-5020 2 50% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 0.05 10,080 20,160
I-4010 1 40% < 0.01 < 0.01 0.01 0.02 0.03 0.05 0.11 6,770 13,540
I-4015 1.5 40% < 0.01 < 0.01 < 0.01 < 0.01 0.01 0.02 0.04 14,740 29,490
I-6010 1 60% 0.01 0.02 0.05 0.07 0.12 0.24 --- 2,840 5,680
I-6015 1.5 60% < 0.01 0.01 0.02 0.03 0.04 0.09 0.17 4,880 9,760
T-5020 2 50% < 0.01 < 0.01 < 0.01 0.02 0.03 0.05 0.11 5,940 11,880
I-4010 1 40% 0.01 0.02 0.03 0.05 0.08 0.16 0.31 4,260 8,520
I-4015 1.5 40% < 0.01 < 0.01 0.01 0.02 0.03 0.06 0.11 7,310 5,520
I-6010 1 60% 0.03 0.05 0.11 0.16 0.27 --- --- 1,840 3,680
I-6015 1.5 60% 0.01 0.02 0.04 0.06 0.10 0.20 0.41 3,600 7,200
T-5020 2 50% < 0.01 0.01 0.02 0.03 0.06 0.13 0.25 4,160 8,320
I-4010 1 40% 0.02 0.04 0.07 0.11 0.18 0.36 --- 2,760 5,520
I-4015 1.5 40% < 0.01 0.01 0.03 0.04 0.07 0.14 0.27 5,400 10,800
I-6010 1 60% 0.05 0.10 0.21 0.31 --- --- --- 1,310 2,620
I-6015 1.5 60% 0.02 0.04 0.08 0.11 0.19 0.38 --- 2,500 5,000
T-5020 2 50% 0.01 0.02 0.05 0.07 0.12 0.23 0.47 2,880 5,760
I-4010 1 40% 0.03 0.07 0.14 0.21 0.35 --- --- 1,960 3,930
I-4015 1.5 40% 0.01 0.03 0.05 0.08 0.13 0.25 0.50 3,750 7,500
I-6010 1 60% 0.09 0.19 0.37 --- --- --- --- 950 1,900
I-6015 1.5 60% 0.04 0.07 0.14 0.21 0.35 --- --- 1,840 3,680
T-5020 2 50% 0.02 0.05 0.09 0.14 0.23 0.45 --- 2,120 4,240
I-4010 1 40% 0.06 0.12 0.25 0.37 --- --- --- 1,430 2,860
I-4015 1.5 40% 0.02 0.05 0.09 0.14 0.23 0.47 --- 2,760 5,520
I-6010 1 60% 0.14 0.29 --- --- --- --- --- 720 1,440
I-6015 1.5 60% 0.06 0.11 0.23 0.34 --- --- --- 1,410 2,820
T-5020 2 50% 0.04 0.07 0.14 0.21 0.36 --- --- 1,620 3,240
I-4010 1 40% 0.10 0.19 0.38 --- --- --- --- 1,080 2,160
I-4015 1.5 40% 0.04 0.08 0.15 0.23 0.38 --- --- 2,110 4,220
I-6010 1 60% 0.25 --- --- --- --- --- --- 570 1,140
I-6015 1.5 60% 0.10 0.19 0.39 --- --- --- --- 1,110 2,220
T-5020 2 50% 0.06 0.12 0.24 0.36 --- --- --- 1,280 2,560
I-4010 1 40% 0.17 0.34 --- --- --- --- --- 850 1,700
I-4015 1.5 40% 0.06 0.13 0.26 0.39 --- --- --- 1,670 3,340
I-6010 1 60% 0.42 --- --- --- --- --- --- 460 920
I-6015 1.5 60% 0.15 0.31 --- --- --- --- --- 900 1,800
T-5020 2 50% 0.09 0.18 0.36 --- --- --- --- 1,040 2,080
I-4010 1 40% 0.28 --- --- --- --- --- --- 690 1,380
I-4015 1.5 40% 0.10 0.21 0.41 --- --- --- --- 1,350 2,700
I-6015 1.5 60% 0.34 --- --- --- --- --- --- 630 1,260
T-5020 2 50% 0.18 0.35 --- --- --- --- --- 720 1,440
I-4015 1.5 40% 0.23 0.45 --- --- --- --- --- 940 1,880
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Uniform Load De�ection, Pultruded Grating
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PULTRUDED FRP GRATING LOAD TABLES
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PULTRUDED GRATING STAIR TREADS
Stair treads come in one-piece 

other building code standards for 
safety, durability, strength and corrosion 
resistance. Surfaces are non-slip gritted, 
and FRP is non-conductive.

Pultruded Grate Stair Treads are an excellent 
solution for stairways exposed to corrosion 
or excessive wear. They are an ideal solution in 
applications where molded grating treads cannot 
support the width. Treads come in depths ranging 
from 1” to 2”. See chart below for load capacity and 

18 24 30 36 42 48
250 0.03 0.08 0.14 0.22 0.34 0.46

500 0.07 0.15 0.28 0.44 0.68 0.92
250 0.01 0.02 0.04 0.06 0.09 0.13
500 0.02 0.04 0.08 0.11 0.18 0.26
250 0.01 0.02 0.03 0.04 0.06 0.09
500 0.02 0.04 0.06 0.09 0.12 0.18
250 0.02 0.05 0.1 0.16 0.24 0.33
500 0.05 0.11 0.2 0.32 0.49 0.65
250 0.01 0.01 0.03 0.04 0.06 0.09
500 0.02 0.03 0.05 0.07 0.12 0.17

I-6015

T-5020

I-4010

I-4015

De�ection in inches
PULTRUDED GRATING TREAD LOAD TABLE

Load 
(lbs)

Span (inches)Grating 
Tread Type

I-6010

FABRICATION
FRP Floor grates can be cut with regular carpenter’s tools like a sabre saw or circular saw. 
For large jobs, we recommend using diamond grit blades, or tungsten carbide grit-
edged blades. This ensures accuracy and withstands prolonged use.

All cutting should be done in well ventilated areas, and with proper safety equipment 

grate has been cut, make sure to seal all the cut edges with a similar resin to the grating. 
This ensures that all elements are fully corrosion resistant.

Installing Hold-Down Clips
The most common clip provided is an M-Clip made of Stainless Steel. A general rule of 
thumb is to use one clip for every four square feet of grating. This is true whether the 

hex bolt, nut, and washer.

Supporting the Floor Grates

need to be. For cut-out areas, like circles, it is recommended to use support bars to ensure the 

each side of the cut-out hole.
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All of our Structural Fiberglass 

by the ISO 9001 International 
Standard Quality System and 
ASTM E-84, for full quality 
assurance. 

PG1.1 ©2013 National Grating
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HOW TO ORDER PULTRUDED FRP GRATING

The length of pultruded grating is the span. This is the direction of the bearing bars, which will hold all the 
weight. The width of the grating consists of the cross rods, and is not intended to bear any weight. Ask yourself, 
What am I spanning? For example, if you need a trench cover for a three-foot ditch, sixty feet wide, you could 
order twelve sheets of pultruded grating with 3’ spans by 5’ widths.





Chicago Title Company of Oregon
Order No. 472522001894

Informational Report of Ownership and Monetary and Non-Monetary Encumbrances
(Ver. 20161024)

1433 SW 6th Avenue
(503)646-4444

OWNERSHIP AND ENCUMBRANCES REPORT WITH GENERAL INDEX LIENS
Informational Report of Ownership and Monetary and Non-Monetary Encumbrances

To ("Customer"): Charbonneau Country Club
32000 SW Charbonneau Dr
Wilsonville, OR 97070

Customer Ref.: _________________________
Order No.: 472522001894
Effective Date: April 1, 2022 at 08:00 AM
Charge: $200.00

The information contained in this report is furnished by Chicago Title Company of Oregon (the "Company") as a
real property information service based on the records and indices maintained by the Company for the county
identified below.  THIS IS NOT TITLE INSURANCE OR A PRELIMINARY TITLE REPORT FOR, OR
COMMITMENT FOR, TITLE INSURANCE.  No examination has been made of the title to the herein described
property, other than as specifically set forth herein.  Liability for any loss arising from errors and/or omissions is
limited to the lesser of the charge or the actual loss, and the Company will have no greater liability by reason of
this report.  THIS REPORT IS SUBJECT TO THE LIMITATIONS OF LIABILITY STATED BELOW, WHICH
LIMITATIONS OF LIABILITY ARE A PART OF THIS REPORT.

THIS REPORT INCLUDES MONETARY AND NON-MONETARY ENCUMBRANCES.

Part One - Ownership and Property Description

Owner.  The apparent vested owner of property ("the Property") as of the Effective Date is:

MG Haven at Charbonneau Apartments LSMI LLC, a Delaware limited liability company, as to an undivided
18% interest, and MG Haven at Charbonneau Apartments NTC LLC, a Delaware limited liability company, as
to an undivided 82% interest, as tenants in common

Premises.  The Property is:

(a) Street Address:

8755 S.W. Illahee Court, Wilsonville, OR 97070

(b) Legal Description:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF
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Part Two - Encumbrances

Encumbrances.  As of the Effective Date, the Property appears subject to the following monetary and
non-monetary encumbrances of record, not necessarily listed in order of priority, including liens specific to the
subject property and general index liens (liens that are not property specific but affect any real property of the
named person in the same county):

EXCEPTIONS

1. City Liens, if any, in favor of the City of Wilsonville. No search has been made as to the existence of any
liens. A search will be conducted, for an additional charge, only upon request of the Assured herein
named.

2. Any adverse claim based on the assertion that any portion of the subject land has been removed from or
brought within the subject land’s boundaries by the process of accretion or reliction or any change in the
location of the Willamette River.

Any adverse claim based on the assertion that any portion of the subject land has been created by
artificial means or has accreted to such portions so created, or based on the provisions of ORS 274.905
through 274.940.

Any adverse claim based on the assertion that any portion of the subject land is now or at any time has
been below the ordinary high water line of the Willamette River.

Rights of fishing, navigation, commerce, flood control, propagation of anadromous fish, and recreation,
and other rights of the public, Indian tribes or governmental bodies in and to the waters of the Willamette
River.

3. Limited Access Provisions together with Reservations and Restrictions contained in Deed to the State of
Oregon, by and through its State Highway Commission, which, among other things, provides that no right
or easement of right of access to, from or across the State Highway other than expressly therein provided
for shall attach to the abutting property;
Recording Date:  October 16, 1951
Book:  449
Page:  609
Affects:  The Northwesterly portion

4. Charbonneau Agreement, including the terms and provisions thereof;
Recording Date:  January 14, 1977
Recording No.:  77-001642

5. Covenants, Conditions and Restrictions but omitting any covenants or restrictions, if any, including but not
limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital status,
disability, handicap, national origin, ancestry, source of income, gender, gender identity, gender
expression, medical condition or genetic information, as set forth in applicable state or federal laws,
except to the extent that said covenant or restriction is permitted by applicable law, as set forth in the
document:
Recording Date:  April 6, 1977
Recording No.:  77-012613

As annexed by Declaration;
Recording Date:  March 9, 1990
Recording No.:  90-010525

6. Liens and charges as set forth in the above mentioned declaration payable to  the Charbonneau Country
Club Homeowners Association.
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7. Easement for the purposes shown below and rights incidental thereto, as granted in a document:
Granted to:  The City of Wilsonville
Purpose:  Municipal water and sewer lines
Recording Date:  June 26, 1978
Recording No.:  78-027304
Affects:  A 40 foot wide strip through the Southerly portion

And modified by instrument;
Recording Date:  December 21, 1990
Recording No.:  90-062763

8. Easement for the purpose shown below and rights incidental thereto, as granted in a document:
Granted to:  Telephone Utilities of Oregon, Inc.
Purpose:  Utilities
Recording Date:  July 20, 1987
Recording No.:  87-032940
Affects:  Exact location not disclosed

9. Easement Agreement, including the terms and provisions thereof;
Executed by:  Columbia-Willamette Development Company and the City of Wilsonville
Recording Date:  September 4, 1987
Recording No.:  87-040899

And modified by instrument;
Recording Date:  December 21, 1990
Recording No.:  90-062763

10. Easement and Water Use Agreement, including the terms and provisions thereof;
Executed by:  Columbia-Willamette Development Company and Willamette Factors, Inc.
Recording Date:  January 31, 1989
Recording No.:  89-004682

And amended by instrument;
Recording Date:  May 30, 1991
Recording No.:  91-025267

11. Easement Agreement, including the terms and provisions thereof;
Executed by:  Adjoining property owners
Recording Date:  December 21, 1990
Recording No.:  90-062762

12. Reciprocal Easement Agreement, including the terms and provisions thereof;
Executed by:  The City of Wilsonville and Columbia-Willamette Development Company
Recording Date:  December 21, 1990
Recording No.:  90-062764

13. Water Use Agreement, including the terms and provisions thereof;
Executed by:  Adjoining property owners
Recording Date:  April 11, 1991
Recording No.:  91-016011
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14. A Multifamily Deed of Trust, Assignment of Rents and Security Agreement to secure an indebtedness in
the amount shown below,
Amount:  $15,130,000.00
Dated:  December 20, 2018
Grantor:  MG Haven at Charbonneau Apartments LSMI LLC and MG Haven at Charbonneau Apartments
NTC LLC, both Delaware limited liability companies, as tenants in common
Trustee:  Chicago Title Insurance Company, a Florida corporation
Beneficiary:  Holliday Fenoglio Fowler, L.P., a Texas limited partnership
Recording Date:  December 20, 2018
Recording No.:  2018-076307

The beneficial interest under said Deed of Trust was assigned by mesne assignments and by instrument:
Assignee:  U.S. Bank National Association, as Trustee for the Registered Holders of Citigroup
Commercial Mortgage Securities Inc., Multi-Family Mortgage Pass-Through Certificates, Series 2019-K89
Recording Date:  March 25, 2019
Recording No.:  2019-015503

15. Existing leases and tenancies, if any, and any interests that may appear upon examination of such leases.

ADDITIONAL
NOTES____________________________________________________________________________

NOTE:  Property taxes for the fiscal year shown below are paid in full. 
Fiscal Year:  2021-2022
Amount:  $186,196.04
Levy Code:  086-014
Account No.:  00825548
Map No.:  31W25 00318

End of Reported Information

There will be additional charges for additional information or copies.  For questions or additional requests, contact:

Tony Schadle
5034694150

tony.schadle@titlegroup.fntg.com

Chicago Title Company of Oregon
1433 SW 6th Avenue
Portland, OR 97201



EXHIBIT "A"
Legal Description

Informational Report of Ownership and Monetary and Non-Monetary Encumbrances
(Ver. 20161024)

Parcel I:

A tract of land being a portion of the George L. Curry Donation Land Claim No. 43, situated in the Southeast one
quarter of Section 23 and the Southwest one quarter of Section 24, Township 3 South, Range 1 West of the
Willamette Meridian, in the City of Wilsonville, County of Clackamas and State of Oregon, being more particularly
described as follows:

Beginning at a point on the Northerly right of way line of French Prairie Road, said point also being the initial point
of EDGEWATER AT CHARBONNEAU, a subdivision recorded in Book 86, Page 3, Plat Records, said Clackamas
County, said point being North a distance of 2,518.46 feet and West a distance of 4,482.43 feet from the
Southeast corner of the George L. Curry Donation Land Claim; thence running on said Northerly right of way line
the following courses: South 79°53'06" West a distance of 505.68 feet to the beginning of a tangent 456.00 foot
radius curve right; thence on said curve through a central angle of 18°56'45" (the long chord of which bears South
89°21'28" West, a distance of 150.10 feet) an arc distance of 150.78 feet to the end thereof; thence North
81°10'09" West a distance of 133.96 feet to the beginning of a tangent 244.00 foot radius curve left; thence on
said curve through a central angle of 56°27'43" (the long chord of which bears South 70°36'00" West a distance of
230.84 feet) an arc distance of 240.45 feet to the end thereof; thence South 42°22'08" West a distance of 176.04
feet to the true point of beginning; thence leaving said right of way line and running North 47°37'52" West a
distance of 129.62 feet; thence South 42°22'08" West 33.65 feet; thence North 47°37'52" West 70.86 feet; thence
North 42°22'08" East 33.65 feet; thence North 47°37'52" West 116.52 feet; thence North 12°37'34" West a
distance of 111.86 feet; thence North 42°22'08" East a distance of 222.36 feet; thence North 12'01'00" East a
distance of 140.02 feet to a point on the ordinary low waterline of the Willamette River; thence Southwesterly along
the meanders of the said low waterline to a point where it intersects the East right of way line of Interstate 5;
thence along said East right of way line South 0°12'32" East 201.60 feet to an iron rod at the Northwest corner of
that tract of land conveyed by Deed to the City of Wilsonville recorded June 26, 1978 as Recorder's Fee No.
78-027304, Clackamas County Deed Records; thence along the North line of said Wilsonville Tract North
89°47'28" East 58.00 feet to the Northeast corner thereof; thence along the East line of said Wilsonville Tract
South 0°12'32" East 222.00 feet; thence North 89°47'28" East 7.00 feet; thence South 0°12'32" East 110.28 feet to
an angle point; thence South 42°59'44" East 80.97 feet to an angle point; thence South 0°12'32" East 110.30 feet
to an iron pipe at the Southeast corner of said Wilsonville Tract; thence South 0°12'32" East 53.40 feet; thence
South 53°12'14" East 124.07 feet; thence North 89°47'32" East 165.00 feet; thence North 61°29'44" East 333.16
feet to the West right of way line of French Prairie Road as dedicated by CHARBONNEAU VII, THE VILLAGE AT
WILSONVILLE, a subdivision recorded in Book 75, Page 8, Clackamas County Deed Records; thence along said
West right of way line along a 583.00 foot radius curve to the right, through a central angle of 3°56'59" (chord
bears North 40°23'38" East 40.19 feet) an arc distance of 40.19 feet; thence continuing along the West right of
way line of said French Prairie Road North 42°22'08" East 134.13 feet to the true point of beginning.

EXCEPTING THEREFROM ownership of the State of Oregon in and to that portion of the premises herein
described lying below the line of ordinary high water of the Willamette River.

Parcel II:

Easements for driveways and parking area as set forth in Reciprocal Easement Agreement as described in
document recorded December 21, 1990 as Recorder's Fee No. 90-062764. Records of Clackamas County,
Oregon.

Parcel III:

A right and Easement of enjoyment in and to the common areas as defined and described in Covenants,
Conditions and Restrictions per Charbonneau Country Club recorded April 6, 1977 as Recorder's Fee No.
77-012613, as amended by instrument recorded March 9, 1990 as Recorder's Fee No. 90-010525, Records of
Clackamas County, Oregon.
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LIMITATIONS OF LIABILITY
"CUSTOMER" REFERS TO THE RECIPIENT OF THIS REPORT.

CUSTOMER EXPRESSLY AGREES AND ACKNOWLEDGES THAT IT IS EXTREMELY DIFFICULT, IF NOT
IMPOSSIBLE, TO DETERMINE THE EXTENT OF LOSS WHICH COULD ARISE FROM ERRORS OR
OMISSIONS IN, OR THE COMPANY’S NEGLIGENCE IN PRODUCING, THE REQUESTED REPORT, HEREIN
"THE REPORT."  CUSTOMER RECOGNIZES THAT THE FEE CHARGED IS NOMINAL IN RELATION TO THE
POTENTIAL LIABILITY WHICH COULD ARISE FROM SUCH ERRORS OR OMISSIONS OR NEGLIGENCE.
THEREFORE, CUSTOMER UNDERSTANDS THAT THE COMPANY IS NOT WILLING TO PROCEED IN THE
PREPARATION AND ISSUANCE OF THE REPORT UNLESS THE COMPANY’S LIABILITY IS STRICTLY
LIMITED.  CUSTOMER AGREES WITH THE PROPRIETY OF SUCH LIMITATION AND AGREES TO BE
BOUND BY ITS TERMS

THE LIMITATIONS ARE AS FOLLOWS AND THE LIMITATIONS WILL SURVIVE THE CONTRACT:

ONLY MATTERS IDENTIFIED IN THIS REPORT AS THE SUBJECT OF THE REPORT ARE WITHIN ITS
SCOPE.  ALL OTHER MATTERS ARE OUTSIDE THE SCOPE OF THE REPORT.

CUSTOMER AGREES, AS PART OF THE CONSIDERATION FOR THE ISSUANCE OF THE REPORT AND TO
THE FULLEST EXTENT PERMITTED BY LAW, TO LIMIT THE LIABILITY OF THE COMPANY, ITS
LICENSORS, AGENTS, SUPPLIERS, RESELLERS, SERVICE PROVIDERS, CONTENT PROVIDERS AND ALL
OTHER SUBSCRIBERS OR SUPPLIERS, SUBSIDIARIES, AFFILIATES, EMPLOYEES, AND
SUBCONTRACTORS FOR ANY AND ALL CLAIMS, LIABILITIES, CAUSES OF ACTION, LOSSES, COSTS,
DAMAGES AND EXPENSES OF ANY NATURE WHATSOEVER, INCLUDING ATTORNEY’S FEES, HOWEVER
ALLEGED OR ARISING, INCLUDING BUT NOT LIMITED TO THOSE ARISING FROM BREACH OF
CONTRACT, NEGLIGENCE, THE COMPANY’S OWN FAULT AND/OR NEGLIGENCE, ERRORS, OMISSIONS,
STRICT LIABILITY, BREACH OF WARRANTY, EQUITY, THE COMMON LAW, STATUTE OR ANY OTHER
THEORY OF RECOVERY, OR FROM ANY PERSON’S USE, MISUSE, OR INABILITY TO USE THE REPORT
OR ANY OF THE MATERIALS CONTAINED THEREIN OR PRODUCED, SO THAT THE TOTAL AGGREGATE
LIABILITY OF THE COMPANY AND ITS AGENTS, SUBSIDIARIES, AFFILIATES, EMPLOYEES, AND
SUBCONTRACTORS SHALL NOT IN ANY EVENT EXCEED THE COMPANY’S TOTAL FEE FOR THE
REPORT.
CUSTOMER AGREES THAT THE FOREGOING LIMITATION ON LIABILITY IS A TERM MATERIAL TO THE
PRICE THE CUSTOMER IS PAYING, WHICH PRICE IS LOWER THAN WOULD OTHERWISE BE OFFERED
TO THE CUSTOMER WITHOUT SAID TERM.  CUSTOMER RECOGNIZES THAT THE COMPANY WOULD
NOT ISSUE THE REPORT BUT FOR THIS CUSTOMER AGREEMENT, AS PART OF THE CONSIDERATION
GIVEN FOR THE REPORT, TO THE FOREGOING LIMITATION OF LIABILITY AND THAT ANY SUCH
LIABILITY IS CONDITIONED AND PREDICATED UPON THE FULL AND TIMELY PAYMENT OF THE
COMPANY’S INVOICE FOR THE REPORT.

THE REPORT IS LIMITED IN SCOPE AND IS NOT AN ABSTRACT OF TITLE, TITLE OPINION, PRELIMINARY
TITLE REPORT, TITLE REPORT, COMMITMENT TO ISSUE TITLE INSURANCE, OR A TITLE POLICY, AND
SHOULD NOT BE RELIED UPON AS SUCH.  THE REPORT DOES NOT PROVIDE OR OFFER ANY TITLE
INSURANCE, LIABILITY COVERAGE OR ERRORS AND OMISSIONS COVERAGE.  THE REPORT IS NOT TO
BE RELIED UPON AS A REPRESENTATION OF THE STATUS OF TITLE TO THE PROPERTY.  THE
COMPANY MAKES NO REPRESENTATIONS AS TO THE REPORT’S ACCURACY, DISCLAIMS ANY
WARRANTY AS TO THE REPORT, ASSUMES NO DUTIES TO CUSTOMER, DOES NOT INTEND FOR
CUSTOMER TO RELY ON THE REPORT, AND ASSUMES NO LIABILITY FOR ANY LOSS OCCURRING BY
REASON OF RELIANCE ON THE REPORT OR OTHERWISE.
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IF CUSTOMER (A) HAS OR WILL HAVE AN INSURABLE INTEREST IN THE SUBJECT REAL PROPERTY,
(B) DOES NOT WISH TO LIMIT LIABILITY AS STATED HEREIN AND (C) DESIRES THAT ADDITIONAL
LIABILITY BE ASSUMED BY THE COMPANY, THEN CUSTOMER MAY REQUEST AND PURCHASE A POLICY
OF TITLE INSURANCE, A BINDER, OR A COMMITMENT TO ISSUE A POLICY OF TITLE INSURANCE.  NO
ASSURANCE IS GIVEN AS TO THE INSURABILITY OF THE TITLE OR STATUS OF TITLE.  CUSTOMER
EXPRESSLY AGREES AND ACKNOWLEDGES IT HAS AN INDEPENDENT DUTY TO ENSURE AND/OR
RESEARCH THE ACCURACY OF ANY INFORMATION OBTAINED FROM THE COMPANY OR ANY PRODUCT
OR SERVICE PURCHASED.

NO THIRD PARTY IS PERMITTED TO USE OR RELY UPON THE INFORMATION SET FORTH IN THE
REPORT, AND NO LIABILITY TO ANY THIRD PARTY IS UNDERTAKEN BY THE COMPANY.

CUSTOMER AGREES THAT, TO THE FULLEST EXTENT PERMITTED BY LAW, IN NO EVENT WILL THE
COMPANY, ITS LICENSORS, AGENTS, SUPPLIERS, RESELLERS, SERVICE PROVIDERS, CONTENT
PROVIDERS, AND ALL OTHER SUBSCRIBERS OR SUPPLIERS, SUBSIDIARIES, AFFILIATES, EMPLOYEES
AND SUBCONTRACTORS BE LIABLE FOR CONSEQUENTIAL, INCIDENTAL, INDIRECT, PUNITIVE,
EXEMPLARY, OR SPECIAL DAMAGES, OR LOSS OF PROFITS, REVENUE, INCOME, SAVINGS, DATA,
BUSINESS, OPPORTUNITY, OR GOODWILL, PAIN AND SUFFERING, EMOTIONAL DISTRESS,
NON-OPERATION OR INCREASED EXPENSE OF OPERATION, BUSINESS INTERRUPTION OR DELAY,
COST OF CAPITAL, OR COST OF REPLACEMENT PRODUCTS OR SERVICES, REGARDLESS OF
WHETHER SUCH LIABILITY IS BASED ON BREACH OF CONTRACT, TORT, NEGLIGENCE, THE
COMPANY’S OWN FAULT AND/OR NEGLIGENCE, STRICT LIABILITY, BREACH OF WARRANTIES, FAILURE
OF ESSENTIAL PURPOSE, OR OTHERWISE AND WHETHER CAUSED BY NEGLIGENCE, ERRORS,
OMISSIONS, STRICT LIABILITY, BREACH OF CONTRACT, BREACH OF WARRANTY, THE COMPANY’S
OWN FAULT AND/OR NEGLIGENCE OR ANY OTHER CAUSE WHATSOEVER, AND EVEN IF THE COMPANY
HAS BEEN ADVISED OF THE LIKELIHOOD OF SUCH DAMAGES OR KNEW OR SHOULD HAVE KNOWN OF
THE POSSIBILITY FOR SUCH DAMAGES.

END OF THE LIMITATIONS OF LIABILITY
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