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October 9, 2024 Land Use File(s):     VR-2024-006 

 Permit(s):     601-24-000125-STR-ADU 

NOTICE OF DECISION 

This is official notice of action taken by the Milwaukie Planning Manager on October 9, 2024. 

Traducciones de este documento e información sobre este proyecto están disponibles 

en español. Para solicitar información o preguntar en español, favor de email 

espanol@milwaukieoregon.gov. 

Applicant(s): Marlena McKee-Flores 

Location(s): 4054 SE Angela Way 

Tax Lot(s): 2S1E01AA01621 

Application Type(s): Variance Request  

Decision: Approved 

Review Criteria: Milwaukie Zoning Ordinance: 

• MMC 19.301 Moderate Density Residential Zone (R-

MD) 

• MMC 19.910 Residential Dwellings 

• MMC 19.911 Variances 

• MMC 19.1005 Type II Review 

Neighborhood(s) Lake Road 

 

Appeal period closes: 5:00 p.m., October 24, 2024 

Conditions of Approval 

None 

Other requirements 

None 

Findings in Support of Approval 

The Findings for this application are included as Exhibit 1. 

mailto:espanol@milwaukieoregon.gov
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Case File 

This notice is issued in accordance with Milwaukie Municipal Code (MMC) Section 19.1005 

Type II Review. The complete case file for this application is available for review between 

8:00 a.m. and 5:00 p.m. on regular business days at the Planning Department, 10501 SE Main St.  

Please contact Adam Heroux, Associate Planner, at 

503-786-7658 or herouxa@milwaukieoregon.gov, if you wish to view this case file. 

Appeal 

This decision may be appealed by 5:00 p.m. on October 24, 2024, which is 15 days from the date 

of this decision.1 An appeal of this decision would be heard by the Milwaukie Planning 

Commission following the procedures of MMC Section 19.1010 Appeals. This decision will 

become final on the date above if no appeal is filed during the appeal period. Milwaukie 

Planning staff can provide information regarding forms, fees, and the appeal process at 503-786-

7630 or planning@milwaukieoregon.gov. 

Expiration 

Per MMC Subsection 19.1001.7.E, this land use approval expires unless the applicant has: (1) 

obtained and paid for all necessary development permits and started construction within two 

years of land use approval, and (2) passed final inspection and/or obtained a certificate of 

occupancy within four years of land use approval. Extensions can be granted per MMC Section 

19.908.  

Manager’s Declaration of Impartiality 

I certify that neither I nor any member of my immediate family has a material, personal, or 

financial relationship with the applicant. I further certify that no other relationship, bias, or 

ethical conflict exists which would have prevented me from evaluating the land use application 

solely on its merits and in accordance with the Milwaukie Municipal Code. 

Decision 

   Approved 

   Approved with Conditions 

   Denied 

 

Laura Weigel, AICP 

Planning Manager 

 

  

 
1 As per MMC Section 19.1010, if the 15th day falls on a weekend or legal holiday, the end of the appeal 

period shall be extended to the end of the next business day. 

mailto:planning@milwaukieoregon.gov
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Exhibits  

1. Findings in support of approval 

2. Approved site plan 

cc: Marlena McKee-Flores, applicant (via email)  

 Planning Commission (via email) 

 Joseph Briglio, Community Development Director (via email) 

 Jennifer Garbely, City Engineer (via email) 

 Engineering Development Review  (via email) 

 Patrick McLeod, Building Official (via email) 

 Stephanie Marcinkiewicz, Inspector/Plans Examiner (via email) 

 Harmony Drake, Permit Coordinator (via email) 

 Tim Salyers, Code Enforcement Coordinator (via email) 

 Jon Simkovic, Code Enforcement Specialist (via email)  

 Land Use File(s): VR-2024-006 

 Permit File(s): 601-24-000125-STR-ADU 

 Address File(s): 4054 SE Angela Way 



EXHIBIT 1  

Findings in Support of Approval  

File #VR-2024-006, Side Yard Width Variance (4054 SE Angela Way) 

Sections of the Milwaukie Municipal Code not addressed in these findings are found to be 

inapplicable to the decision on this application. 

1. The applicant, Marlene McKee-Flores has applied for a variance. The applicant is 

requesting a Type II variance to retain an existing attached storage shed at 4054 SE Angela 

Way that encroaches approximately 2.2 ft into the required 10 ft side yard width. The 

subject property is 0.18 acres (approximately 7,942 sq ft) and is zoned Moderate Density 

Residential (R-MD). The land use application file number is VR-2024-006. 

2. The subject property is located southwest of the intersection of SE Angela Way and SE 

Vernie Ave and directly adjacent to 4066 SE Angela Way to the north and 4042 SE Angela 

Way to the south. The site is developed with a single detached dwelling with a building 

footprint of approximately 1,940 sq ft.  

In the R-MD zone, lots 7,000 sq ft or greater are required to have a 5 ft side yard and a 10 ft 

side yard. The applicant is in the process of building an accessory dwelling unit (ADU) 

that will reduce their existing 10ft side yard on the south side of the property to a 5 ft side 

yard. The applicant is requesting a Type II variance to the new 10 ft side yard on the north 

side of the property to retain an existing, attached storage shed that encroaches 

approximately 2.2 ft into the required side yard. The required side yard width can be 

reduced by up to 40% (by up to 4 ft) through a Type II variance.  

3. The proposal is subject to the following provisions of the Milwaukie Municipal Code 

(MMC): 

• MMC Section 19.301 Moderate Density Residential Zone (R-MD)  

• MMC Section 19.910 Residential Dwellings 

• MMC Section 19.911 Variances 

• MMC Section 19.1005 Type II Review 

The application has been processed and public notice provided in accordance with MMC 

Section 19.1005 Type II Review. 

4. MMC Section 19.301 Moderate Density Residential Zone (R-MD) 

MMC 19.301 establishes standards for the Moderate Density Residential (R-MD) zone. The 

application meets the applicable standards of this section as described below. 

a. MMC Subsection 19.301.2 Allowed Uses 

MMC 19.301.2 establishes the uses allowed outright in the R-MD zone, including 

single detached dwellings, middle housing types (duplexes, triplexes, quadplexes, 

townhouses, and cottage clusters), accessory dwelling units (ADUs), and residential 

homes. Accessory structures are allowed as per MMC Section 19.502. 
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The subject property is developed with a single detached dwelling. A permit has been issued 

for a new attached accessory dwelling unit (ADU). The existing and proposed uses are 

permitted outright in the R-MD zone. Lots 5,000 sq ft or larger in the R-MD are allowed to 

have a single detached dwelling with up to two ADUs, though no more than one ADU may be 

attached.  

b. MMC Subsections 19.301.4 and 19.301.5 Development Standards 

MMC 19.301.4 and 19.301.5 establish development standards for the R-MD zone. The 

applicable standards are addressed and met as described in Table 4-b below.  

Table 4-b 

Applicable R-MD Development Standards 

(for lots 7,000 sq ft and larger) 

Standard R-MD Requirement Subject Property 

Lot Area 7,000+ sq ft 7,942  

Front Yard  20 ft 20 ft 

Side Yard 5 ft and 10ft 5 ft & 7.8 ft 

Rear Yard 20 ft 20 ft 

Building Height Under 35 ft Under 20 ft 

Maximum lot coverage 30% +10% Bonus = 40% 34.5% 

Minimum vegetation 30% 44% 

Front Yard Minimum 

Vegetation 

40% 72% 

With approval of the side yard width variance, the Planning Manager finds that the proposed 

development meets all applicable standards of MMC 19.301. This standard is met. 

5. MMC 19.910 Residential Dwellings 

a. MMC Subsection 19.910.1 Applicability 

MMC 19.910.1 contains procedures and standards that apply to the establishment of 

an accessory dwelling unit (ADU). MMC 19.910.1.E.3 contains standards for attached 

accessory dwelling units, including a minimum side yard width of 5 ft, a maximum 

structure footprint of 800 sq ft, a maximum floor area of 800 sq ft, and associated 

design standards.  

Planning Review of the building permit for the approved ADU determined that it complies 

with all relevant design standards and development standards, except for the required side 

yard on the north side of the property. This issue is resolved with approval of the proposed 
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variance. A building permit has been issued for the ADU conditioned on either the approval of 

a Type II side yard variance or the removal of the attached storage shed.  

The Planning Manager finds that these criteria are met. 

6. MMC Chapter 19.911 Variances 

a. MMC Subsection 19.911.2 Applicability 

MMC 19.911.2 establishes applicability standards for variance requests. 

Variances may be requested to any standard of MMC Title 19, provided the request is 

not specifically listed as ineligible in MMC Subsection 19.911.2.B. Ineligible variances 

include requests that result in any of the following: change in review type, change or 

omission of a procedural step, change to a definition, increase in density, allowance 

of a building code violation, allowance of a use that is not allowed in the base zone, 

or the elimination of restrictions on uses or development that contain the word 

"prohibited."    

The applicant has requested a variance to adjust the side yard requirement.  

The requested variance meets the eligibility requirements.  

b. MMC Subsection 19.911.3 Review Process 

MMC 19.911.3 establishes review processes for different types of variances. MMC 

19.911.3.B establishes the Type II review process for limited variations to certain 

numerical standards, including varying a side yard width by up to 40%. MMC 

Subsection 19.911.3.C establishes the Type III review process for larger or more 

complex variations to standards that require additional discretion and warrant a 

public hearing.  

The requested variance is to reduce the approved side yard width of 10 ft down to 7.8 ft, a 22% 

reduction. This approximately 2.2 ft encroachment extends along the northern façade for less 

than 10 linear feet.  

The requested variance is eligible for Type II review.  

c. MMC Subsection 19.911.4 Approval Criteria 

MMC 19.911.4 establishes the approval criteria for variances, with the following 

criteria for Type II variance applications provided in MMC Subsection 19.911.4.A: 

(1) The proposed variance, or cumulative effect of multiple variances, will not be 

detrimental to surrounding properties, natural resource areas, or public health, 

safety, or welfare. 

The requested variance will not be detrimental to surrounding properties. This 

approximately 2.2 ft encroachment extends along the northern façade for less than 10 

linear feet. The city noticed all properties within 300 ft of the subject property and did 

not receive any comments regarding detrimental impacts of the variance.  
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There are no designated natural resource areas in the vicinity and no anticipated 

impacts to public health, safety or welfare. 

 

(2) The proposed variance will not interfere with planned future improvements to 

any public transportation facility or utility identified in an officially adopted 

plan such as the Transportation System Plan or Water Master Plan. 

The proposed variance is for the side yard width in an area that is set back approximately 

46 ft from the front lot line. The street frontage at 4054 SE Angela Way is already 

improved, including a paved street and sidewalk. The approved ADU and retention of 

the attached storage shed will not interfere with any planned future transportation or 

water system improvements. 

(3) Where site improvements already exist, the proposed variance will sustain the 

integrity of, or enhance, an existing building or site design. 

The attached storage shed has existed for many years, so the integrity of the existing site 

and building design will be maintained in the side yard with approval of the variance.  

 

(4) Impacts from the proposed variance will be mitigated to the extent practicable.  

The total lot area of the encroachment is small—approximately 20 sq ft. As discussed 

above, the proposal to reduce the side yard width by approximately 2.2 ft will not generate 

any detrimental impacts, so no mitigation is necessary.  

(5) The proposed variance would allow the development to preserve a priority tree 

or trees or would provide more opportunity to plant new trees to achieve 40% 

canopy, as required by Chapter 16.32. 

The proposed reduction of the side yard will not affect any of the mature trees on the site. 

The approved ADU plans comply with the city’s Tree Code as determined by the Urban 

Forester through permit review. 

The Planning Manager finds that the approval criteria for a Type II variance are met. 

7. The application was referred to the following departments and agencies on September 18, 

2024: Milwaukie Community Development Department, Milwaukie Engineering 

Department, Milwaukie Building Department, Milwaukie Public Works Department, City 

Attorney, Clackamas Fire District #1 (CFD), Clackamas County Department of 

Transportation & Development, Metro, Lake Road Neighborhood District Association, and 

NW Natural. Notice of the application was also sent to surrounding property owners 

within 300 ft of the site on September 18, 2024; public notice signs were posted on the 

property by September 18, 2024. 

No comments were received regarding this application. 
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GENERAL ROOFING NOTES
1. LICENSED ROOFING CONTRACTOR TO BE RESPONSIBLE FOR MEETING MANUFACTURER’S SPECIFICATIONS FOR

INSTALLATION DETAILS OF SELECTED SYSTEM.

2. material:  30-year composition shingle.  color to match the main house & verified by the
homeowner.

3. LICENSED ROOFING CONTRACTOR TO BE RESPONSIBLE FOR FLASHING & WATERPROOFING DETAILS.

4. PROVIDE STEP FLASHING/CRICKETS AT ALL CHIMNEY, SKYLIGHT AND SIDING TRANSITIONS.  PROVIDE lead boot
GASKET SEALS AROUND ALL VENT PENETRATIONS.

5. PROVIDE EAVE AND SOFFIT VENTING PER CODE WITH VENTED BLOCKING BETWEEN ROOF FRAMING AT EAVES. USE
CONTINUOUS RIDGE VENT WHEN POSSIBLE. VERIFY THAT VENTING IS CONTINUOUS AT ALL EAVE CONDITIONS
BEFORE INSTALLING.

6. ALL PLUMBING VENT PIPES TO BE ROUTED TO MAINTAIN A MINIMUM OF 10' CLEAR FROM OPERABLE SKYLIGHTS,
WINDOWS AND DOORS IF A MINIMUM OF 3' ABOVE SUCH FEATURES IS NOT FEASIBLE. use lead boots for vent
flashings.

7. DOWNSPOUTS TO MATCH EXISTING.  CONNECT ANY NEW DOWNSPOUTS AND DRAINPIPES TO EXISTING STORM
DRAINS.  NOTIFY OWNER/ DESIGNER OF ANY NON-FUNCTIONING & DAMAGED GUTTERS, DOWNSPOUTS & RAIN
DRAINS.  PROVIDE A PROPOSAL FOR SCOPING (E) RAIN DRAINS FOR OWNER’S REFERENCE.

8. ALL ROOF SLOPES LESS THAN 4:12 TO RECEIVE A LAYER OF ICE & WATER SHIELD OR APPROVED EQUAL BY
ROOFING MANUFACTURER.

IMPERVIOUS AREAS
(E) ROOF AREA: 2212 SF
(e) CONCRETE:  1228 SF
NEW ROOF AREA (includes overhang):                                     + 922 SF
new concrete area:   +196 sf
total: 4,558 sf

building coverage
(e) house + garage: 1,940 SF
new adu:                                                                                                     + 632 sf
total building footprint: 2,572 sf

%  of lot coverage: 32.4%
(2,572 sf/7943 sf)

per table 19.301.4 moderate density residential development standards:  40% max lot
coverage allowed

table n1101.1(2)

additional measures

1 HIGH EFFICIENCY HVAC SYSTEMa

a. Gas-fired furnace or boiler aFUE 94%, or

b.  Air source heat pump HSPF 10.0/14.0 SEER cooling, or

c.  Ground source heat pump COP 3.5 or Energy Star rated

2 High efficiency water heating system

a.  Natural gas/propane water heater with UEF 0.90 OR

b.  Electric heat pump water heater with minimum 2.0 COP, or

C.  Natural gas/propane tankless/instantaneous heater with
minimum 0.80 UEF and Drain Water Heat Recovery Unit installed on
minimum of one shower/tub-shower

3 wall insulation upgrade

Exterior walls—U-0.045/R-21 conventional framing with R-5
continuous insulation

4 advanced envelope

Windows—U-0.21 (area weighted average), and

Flat ceilingb—U-0.017/R-60, and

Framed floors—U-0.026/R-38 or slab edge insulation to f-0.48 or
less (r-10 for 48", r-15 for 36" or r-5 fully insulated slabs)

5 Ductless heat pump

For dwelling units with all-electric heat provide:
Ductless heat pump of minimum HSPF 10 in primary zone replaces
zonal electric heat sources, and
Programmable thermostat for all heaters in bedrooms

6 High efficiency thermal envelope UAc

Proposed UA is 8% lower than the code UA

7 GLAZING AREA

Glazing area, measured as the total of framed openings is less
than 12% of conditioned floor area

8 3 ACH AIR LEAKAGE CONTROL AND EFFICIENT VENTILATION

Achieve a maximum of 3.0 ACH50 whole-house air leakage when
third-party tested and provide a whole-house ventilation system
including heat recovery with a minimum sensible heat recovery
efficiency of not less than 66%.

a. Appliances located within the building thermal envelope shall have sealed combustion
air installed. Combustion air shall be ducted directly from the outdoors.

b. The maximum vaulted ceiling surface area shall not be greater than 50 percent of the
total heated space floor area unless vaulted area has a U-factor no greater than
U-0.026.

c. In accordance with Table N1104.1(1), the Proposed UA total of the Proposed Alternative
Design shall be a minimum of 8% less than the Code UA total of the Standard Base Case.

tree protection plan
RPZ Fencing
The following is prohibited within the root protection zone (RPZ):
· Ground Disturbance
· New buildings or surfaces
· Grade change or cut and fill
· Utilities and stormwater/drainage facilities
· Staging or storage of materials and equipment
· Vehicle parking or maneuvering
A Root Protection Zone fence shall be installed with 6’ tall metal fencing and 8’ metal posts.

Trees #1-2 and #8-10 will be preserved and protected. Trees #3-7 are to be removed.

Fence #1  is an existing fence that runs from the Southeast corner of the existing dwelling &
runs to the South property line. This fence will protect trees #1 and #2.

Fence #2   will begin at the existing concrete sidewalk approximately 13’ South of tree #8. The
fence will then run East until it is approximately 13’ East of tree #8. The fence will then run
North while remaining at least 13’ East of tree #8 until it meets the existing concrete
driveway.The fence will then run along the existing driveway Westerly until it reaches the
concrete sidewalk. The fence will then run along this concrete sidewalk South until it meets
the point at which it began. This fence will protect trees #8 and #9.

Fence #3   will begin at the Northwest property corner where it meets the concrete sidewalk.
The fence will run South along that concrete sidewalk until it meets the existing concrete
driveway. From there the fence will run East along the concrete driveway until it ends at the
point where it reaches the existing dwelling. This fence will protect tree #10.

calcs for preservation standards
Total area of lot = 7938 sqft.
Total existing canopy coverage = 7149 sqft (90%)
Total proposed canopy coverage after removals with preservation multiplier = 6381.25 sqft (80.4%)
Reduction of on-site canopy = 9.6%

Tree Inventory and Canopy Calculations for 4054 SE Angela Way Milwaukie, OR 97222

Tree
No.

1

2

3

4

5

6

7

Common
Name

Eastern
Redbud

Eastern
Redbud

English
Holly

Leyland
Cypress

Douglas
Fir

Douglas
Fir

Douglas
Fir

8 Red Oak

9

10

Kentucky
Coffeetree

Japanese
Maple

Scientific Name          DBH”

Cercis canadensis

Cercis canadensis

Ilex aquifolium

Cupressus x
leylandii

Pseudotsuga
menziesii

Pseudotsuga
menziesii

Pseudotsuga
menziesii

Quercus rubra

Gymnocladus
dioicus

Acer palmatum

6.5”

10.5”

4”

6.5”

17”

15”

18”

26”

7.5”

13”

Condition

Good

Good

Good

Good

Good

Good

Good

Good

Good

Good

Comments

To be preserved

To be preserved

To be removed

To be removed

To be removed

To be removed

To be removed

To be preserved

To be preserved

To be preserved

No

No

No

No

Yes

Yes

Yes

No

No

No

Native
Crown Area in square feet
(C=calculated and T=from

City Table)

707 - T

707 - T

79 - T

314 - T

707 - T

707 - T

707 - T

2827 - C (4240.5 with
preservation multiplier)

1257 - T

707 - T (883.75 with
preservation multiplier)

site PLAN NOTES
1. water:  tie into existing water line for the new ADU

2. Sanitary:  confirm (E) sanitary lineunder the house or outside the house and
tie into the (e) line before it leaves the property.  Provide a clean out
accessible to all.

3.         Storm water: tie into the existing stormwater system.  If nothing is in place,
propose a flow well drywell to handle the 600 square feet of roofing.

4. roofing:  see roof plan  a0.0.  (See specific area calcs)

5. new concrete:  new exterior slabs to be acid etched finish unless noted
otherwise.  all walls to be finished with parge coat.

6. electrical service:  install a new 200 amp service for the ADU.  Prefer the new
meter to be on the SW corner of the new ADU structure.  owner to coordinate
with  PGe, as necessary.

7. Photovoltaic Panels:  Set up electrical service with all necessary
disconnects to allow the future installation of the panels on the west facing
roof.

8. Natural Gas Service:  verify no new natural gas service needed.

9. radon:   passive mitigation system will be installed under the entire crawl
slab and vented up through the roof.  continuous  perf pipe, gravel base, &
vapor barrier will be installed below the slab by a licensed radon mitigation
contractor.

10. LANDSCAPE:  WALK THE SITE WITH THE OWNER TO IDENTIFY PLANTS TO  BE RELOCATED
BEFORE any EXCAVATION  BEGINS on the new structure.  Remove trees and install
new tree protection fence per plan on A0.0

EROSION CONTROL NOTES
1. SOILS:  ALL  SOIL EXCAVATED  IS TO BE hauled OFF SITE IMMEDIATELY.

2. sITE ENTRANCE:  (E) conc DRIVEWAY WILL BE USED TO ACCESS THE SITE and for SMALL
AMOUNTS material stockpiling.

3.  GRAVEL BASE:  ONCE SITE HAS BEEN EXCAVATED TO PROPER DEPTH, gravel is TO BE
TRUCKED ON SITE TO MINIMIZE SOIL TRACKING ONTO the  STREET DURING CONSTRUCTION.

4. bIO-FILTER BAGS:    PLACE  BAGS ON EITHER SIDE OF THE (E) asphalt DRIVEWAY at the
property entrance TO MINIMIZE ANY SEDIMENT FLOWING onto the neighboring
property.

5. Exposed soils:  use wood chips or straw to cover exposed soil and for providing
temporary access around the house during construction.

6. Perimeter erosion control:   The flat nature of of the lot makes the straw
wattle acceptable means to control erosion around the work area.

7. Concrete wash water:  Any concrete wash water must be contained in a leak
proof container and disposed off-site.

8. Construction vehicle Parking:  All construction parking is to be on-street
parking adjacent the property.

9. Inspections:  Erosion control measures must be in place and inspected before
grading/excavation begins.  failed erosion structures will be maintained or
replaced as needed.

10. Any sediment on any impervious surfaces need to be swept back onto site.
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A0.0 site PLAN, index, project description

A1.1 demolition MAIN FLOOR PLAN

A1.2 demolition elevations

A2.1 proposed MAIN FLOOR PLAN

A3.1 elevations  --   south,  east &  west

a4.1 sections

a4.2 architectural  details

a5.1 interior elevations

A5.2 Interior Elevations

a6.1 reflected ceiling plan  &  finish floor plan - main floor

a8.1 schedules - plumbing , appliance,

S0 General notes

S1 foundation & framing plans

S2 construction details

INDEX

Proposesd Attached ADU ADDITION to an existing

single family residence

(E) main flr AREA:                  1399 Sf

(e) garage Area:   452 sf

new ADU floor area: 632 sf

new covered porch area:   93 sf

new conc patio area: 121 sf

PROJECT DESCRIPTION

PROPERTY DESCRIPTION

OWNER: Marlena McKee - Flores & Monica Beck

                           4054 SE Angela Way

                           Milwaukie, OR 97222

DESIGNER:       GUSTO DESIGN, LLC

7637 SE 13TH AVE

                           PORTLAND, OR 97202

contact:  503-200-0310  GENO SALIMENA

geno@Gustodesignstudio.com

                           

CONTRACTOR: Robert and kids LLC;   CCB# 219509

contact: 503-957-3171  Robert Hubatch

email: robertandkidsllc@gmail.com

structural Praxis Design &  Engineering

engineer: 1514 Columbia St

Vancouver, WA 98626

Contact: (503) 737-5932;   Marshall Stokes

Marshall@praxisde.com

arborist: Honl Tree care Inc., ccb #196824

6310 SE Ivon St

Portland, or  97206

Contact: 503-200-0709

info@honltreecare.com

CONTACTS
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cfci contractor furnished, contractor installed

clr clear

CNTP countertop

conc concrete

cvg clear vertical grain

demo demolish

df doug fir
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fin finish
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loc'n location

ofci owner furnished, contractor installed
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rm room

req's requirements
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stn stone

t tempered
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uno unless noted otherwise

w/ with

wd wood

abbreviations

4054 SE angela wayMilwaukie, OR 97222

ZONING:                  r-MD moderate density

property id: 21E01AA01621

LOT AREA:               .18 acres   or  7,943 sqft

constructed:        1993

construction type: vb

Jurisdiction: city of milwaukie

N

EXHIBIT B - Planning Approved Site Plan

herouxa
Typewritten Text
1. Boundary verification will be required prior to foundation pour for southern property line. This is because the setback is at the minimum required setback. This can be a foundation survey, hub and tack survey, or similar document. 2. At the time of application, there is still an awning on the north side of the building that is not reflected in the plans nor is it listed as to-be-demolished. This awning must be demolished or the project will require a variance application to be approved for occupancy.3. Setback from the rear property line is listed as 29' on the R-MD worksheet submittal, but the actual setback is still 20' for the overall structure.   4. Lot coverage was incorrectly calculated for the ADU which is approximately 800 sq ft, not 632 as described in the plan set. This is within the footprint limit for ADUs (800 sq ft).With this difference, lot coverage is approximately 34.5%, not 32.4% as described by the applicant. Still, this meets the lot coverage standards with the bonus allowing upto 40%.5. Minimum vegetation standard is met, though it appears it is slightly lower than the applicant calculated (44% vs. 46%).6. In vegetation calculations, the applicant describes the ADU as having a "building area" of 922 sq ft, however if true that would be an illegal ADU. This number appears to include the roof eaves rather than the foundation. The first 2ft of eaves are not included in lot coverage calculations. Any structure with a height above 18 inches is included in lot coverage. This includes the entryway concrete slab area because it has a roof over it and a post on the corner. 
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