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PRELIMINARY TREE PRESERVATION PLAN

SCALE: 1" = 50'

TREE TO BE REMOVED (374)

LEGEND

TREE INTENDED TO BE PRESERVED (581)

TREE INTENDED TO BE PRESERVED DURING
SUBDIVISION DEVELOPMENT.   WILL BE
RE-EVALUATED DURING FUTURE
DEVELOPMENT OF INDIVIDUAL LOTS (179)

J-12

P-21

J = JUNIPER TREE; 12 = 12" DIAMETER AT DBH

P = PINE TREE; 21 = 21" DIAMETER AT DBH

TREE MITIGATION / REPLACEMENT TO
BE DETERMINED DURING ENGINEERING
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P1.2

NOTE:
TREE PRESERVATION AND MITIGATION IS
PRELIMINARY AND SUBJECT TO CHANGE
WITH FINAL ENGINEERING AND POTENTIAL
FOR RELOCATING TREES WHEN OR IF
POSSIBLE.
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42" PINE

SITE PLAN EXHIBIT
SCALE: 1" = 50'

NON-CONFORMING LOT,
LOT NUMBER

ODOT NOTES:

1. PROPOSED PROTECTED CROSSWALK ACROSS SANTIAM
HIGHWAY (US 20) PENDING ODOT APPROVAL

2. FURTHER COORDINATION FOR ALL ACCESS STREETS TO
WOODLANDS PENDING ODOT FEEDBACK PROMISED
WEEK OF MAY 3RD
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PRELIMINARY PLAT

SCALE: 1" = 50'
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GROSS AREA: 31.56 ACRES

ROW AREA: 6.27 ACRES

NET AREA = GROSS AREA - ROW AREA = 25.29 ACRES

15% OF NET AREA = 3.79 ACRES PUBLIC OPEN SPACE REQUIRED

PUBLIC OPEN SPACE PROVIDED = 4.26 ACRES (16.8%)

PRIVATE OPEN SPACE PROVIDED = 3.48 ACRES

TRACT LAND USE ACREAGE

A PUBLIC OPEN SPACE 2.85

B PRIVATE OPEN SPACE 0.59

C PRIVATE OPEN SPACE 0.04

D PRIVATE OPEN SPACE 0.34

E PRIVATE OPEN SPACE 0.1

F PUBLIC OPEN SPACE 0.02

G PRIVATE OPEN SPACE 0.04

H PRIVATE OPEN SPACE 0.36

I PRIVATE OPEN SPACE 0.75

J PRIVATE OPEN SPACE 0.06

K PRIVATE OPEN SPACE 0.72

L PRIVATE OPEN SPACE 0.08

M PRIVATE OPEN SPACE 0.02

N PRIVATE OPEN SPACE 0.02

O PRIVATE OPEN SPACE 0.02

P PUBLIC OPEN SPACE 0.03

Q PUBLIC OPEN SPACE 0.05

R ALLEY 0.36

S ALLEY 0.13

T ALLEY 0.12

U ALLEY 0.3

V ALLEY 0.21

W ALLEY 0.33

TRACT SUMMARY

(SEE SHEET 1.3)

PUBLIC OPEN SPACE SUMMARY

PRIVATE OPEN SPACE SUMMARY

TRACT DESCRIPTION ACREAGE

B OPEN SPACE 0.59

C OPEN SPACE 0.04

D OPEN SPACE 0.34

E OPEN SPACE 0.1

F OPEN SPACE 0.02

G OPEN SPACE 0.04

H OPEN SPACE 0.36

I OPEN SPACE 0.75

J OPEN SPACE 0.06

K OPEN SPACE 0.72

L OPEN SPACE 0.08

M PATHWAY 0.02

N PATHWAY 0.02

O PATHWAY 0.02

R ALLEY 0.36

S ALLEY 0.13

T ALLEY 0.12

U ALLEY 0.3

V ALLEY 0.21

W ALLEY 0.33

TOTAL 3.48

TRACT/LOT LAND USE ACREAGE

A OPEN SPACE 2.85
169 (PORTION) 30' EASEMENT 0.24
170 (PORTION) 40' EASEMENT 0.4

PINE STREET OPEN
SPACE CORRIDOR 0.77

TOTAL 4.26
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SEE TYPICAL SECTION
(5) ON SHEET P1.10

SEE TYPICAL SECTION
(10) ON SHEET P1.11

SEE TYPICAL SECTION
(10) ON SHEET P1.11

SEE TYPICAL SECTION
(8) ON SHEET P1.11

SEE TYPICAL SECTION
(6) ON SHEET P1.11
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WATER MAIN

(E) SANITARY
SEWER
MANHOLE

CONNECT TO EXISTING
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LEGEND

PROJECT BOUNDARY

EASEMENT LINE

GRAVITY SANITARY SEWER

WATER MAIN AND FIRE HYDRANT

FORCE MAIN SANITARY SEWER

EXISTING PROPOSED

INDIVIDUAL LOT SERVICES WILL BE

DETERMINED ON CONSTRUCTION PLANS.

SEWER BASIN DELINEATION

WATER MAIN TO BE RELOCATED

SANITARY SEWER MAIN

TO BE RELOCATED

FRANCHISE UTILITY TRENCH

PRIVATE FRANCHISE

UTILITY TRENCH

PHASE 1

PHASE 1

PHASE 4

PHASE 2

PHASE 3

PHASE 5

PHASE C A TH ADU CH NSBP (SF) DC (SF) OS (SF) EDU'S CUMULATIVE
EDU'S

1 21 15 11 8 30 80,150 99,428 74.2 74.2
2 16 18 18 44.8 119.0
3 26 56 18 18 99.6 218.6
4 38 8 8 50.8 269.4

5 56 13 13 22,000 70.0 339.4

TOTALS 101 127 68 65 30 80,150 22,000 99,428 339.4 339.4

EDU'S BY PHASE

LEGEND / CONVERSIONS TO EDU'S:

C = COTTAGES = 1 EDU
A = APARTMENTS = 0.8 EDU
TH = TOWNHOMES = 0.8 EDU
ADU = ACCESSORY DWELLING UNIT = 0.8 EDU

- IT IS ASSUMED EACH TOWNHOME HAS AN ADU
CH = CONGREGATE HOUSING = 0.4 EDU / ROOM
NSBP = NORTH SISTERS BUSINESS PARK = 1 EDU / 20,000 SF
NSBP = ASSUME ADDITIONAL EDU'S FOR APARTMENTS PER NOTE BELOW
DC = DOWNTOWN COMMERCIAL = 1 EDU / 5,000 SF
OS = OPEN SPACE = 1 EDU / 10,000 SF

NOTES:

1. THE 0.80 EDU REDUCTION FACTOR IS FOR MULTI-FAMILY DWELLINGS, AND FOR
REFERENCE IS UTILIZED BY THE CITY OF BEND.

2. THE 0.40 EDU REDUCTION FACTOR IS FOR HOTEL AND DORMITORY TYPE FACILITIES
CALCULATED ON A PER ROOM BASIS AND FOR REFERENCE IS UTILIZED BY THE CITY OF
BEND.  ASSUME 60 BEDS AND 2 BEDS PER ROOM = 30 ROOMS.

3. ASSUME 3 APARTMENT UNITS PER NSBP LOT IN ADDITION TO INDUSTRIAL EDU'S.

4. INCLUDES THE 3-UNIT TRIPLEX BUILDING ON LOT 109 AS 3 UNITS.

5. 127 EDU'S TRIBUTARY TO EXISTING PUMP STATION #2  IS EXCEEDED WITH PHASE 4.
- PHASE 3 EXCEEDS 127 TOTAL EDU'S, BUT PHASE 3 IS TRIBUTARY TO THE SOUTH AND 
   NOT PUMP STATION #2.

1
1

1

2

3 4

PHASE 5

UTILITY LOCATIONS ARE SCHEMATIC

AND SUBJECT TO CHANGE DURING

ENGINEERING.

UNITS EDU'S
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8'

MEANDERING
PATH

VARIES
0' TO 27'

VARIES
0' TO 27'

TY
PI

CA
L S

TR
EE

T 
SE

CT
IO

NS

P1.10

(5) NEIGHBORHOOD ROUTE

N.T.S.

7'
PARKING  (2)

34'
PAVED ROADWAY

60' ROW

4' (1)

ROCK
DRAINAGE
SHOULDER

8'
MULTI-USE

PATH

4' (1)

ROCK
DRAINAGE
SHOULDER

8'
MULTI-USE

PATH

30' 30'

ROW C/L ROW

10'
TRAVEL LANE

7'
PARKING  (2)

10'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

9" DEPTH
3" - 6" DRAIN ROCK

2" AGGREGATE BASE (3
4" - 0")

4" CONCRETE3" HMAC (12" DENSE GRADED)

2% 2%

STREET E

(4) RESIDENTIAL LOCAL STREET WITH PARKING ON BOTH SIDES

(LOOKING NORTH)

PARALLEL PARKING - EAST SIDE

ANGLE PARKING - WEST SIDE

N.T.S.

21'
ANGLED PARKING  (2)

50'  PAVED

70' ROW

7.5'

5'  (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

40' 30'

ROW C/L

11'
TRAVEL LANE

7'
PARALLEL

PARKING  (2)11'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

6" DEPTH
3" - 6" DRAIN ROCK

8" OF #57 AGGREGATE BASE

4" CONCRETE
3" HMAC (12" DENSE GRADED)

2% 2%

ROW

STREET B

2%

2%

2%

2%

0.5'

2%

8'
PUE

8'
PUE

EXISTING
10'

MEANDERING
PATHVARIES

8'
PROPOSED

MEANDERING
MULTI-USE

PATH

6" AGGREGATE BASE (3
4" - 0")

VARIES

8'
PUE

8'
PUE

VARIES

8'
MULTI-USE

PATH

1'
GRAVEL

SHOULDER

11" DEPTH
3

4" - 0" COMPACTED GRAVEL

1'
GRAVEL

SHOULDER

PERMEABLE PAVERS
OR EQUAL16" DEPTH

3" - 6" DRAIN ROCK

1'
GRAVEL

SHOULDER

11" DEPTH
3

4" - 0" COMPACTED GRAVEL
3.8' ROCK
DRAINAGE

SAWCUT EXISTING AC PAVEMENT, FULL DEPTH
FOR CLEAN VERTICAL EDGE, COMPACT SUBBASE,

APPLY TACK COAT TO VERTICAL FACE OF EXISTING
AC AND INSTALL 5" HMAC COMPACTED TO 92% OF

THEORETICAL MAX PER AASHTO 209 ON 10"
AGGREGATE BASE (3

4" - 0") COMPACTED TO 95%
THEORETICAL MAX PER AASHTO T-99

COMPACT SUBBASE AND INSTALL 15" DEEP
AGGREGATE BASE (3

4" - 0") A MINIMUM OF 12"
WIDTH COMPACTED TO 95% OF THEORETICAL
MAX PER AASHTO T-99

EDGE OF EXISTING PAVEMENT

6" ± SAWCUT

±2' PAVEMENT WIDENING
MATCH EXISTING ADJACENT SLOPE

1'
SHOULDER

24" DEPTH
3" - 6" DRAIN ROCK

10'
PROPOSED

MEANDERING
MULTI-USE

PATH

6" AGGREGATE BASE (3
4" - 0")

2" ACP

VARIES

20' ± EXISTING ROADWAY 18' ± EXISTING ROADWAY

NOTES:

1. CONSTRUCT 4' WIDE CONNECTING WALK EVERY TWO
PARKING STALLS PER DETAIL THIS SHEET.  EXACT
LOCATIONS TO BE DETERMINED ON ENGINEERING PLANS.

2. PARKING MAY REMOVED FOR LANDSCAPING / TREE
PRESERVATION.  EXACT LOCATIONS TO BE DETERMINED
ON ENGINEERING PLANS.

NOTES:

1. CONSTRUCT 4' WIDE CONNECTING WALK EVERY TWO
PARKING STALLS PER DETAIL THIS SHEET.  EXACT
LOCATIONS TO BE DETERMINED ON ENGINEERING PLANS.

2. PARKING MAY REMOVED FOR LANDSCAPING / TREE
PRESERVATION.  EXACT LOCATIONS TO BE DETERMINED
ON ENGINEERING PLANS.

8'
PUE

8'
PUE

2" ACP

±20'±12'

±28'

EXISTING
CONCRETE CURB
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(10) ALLEY

N.T.S.

20'
PAVED ROADWAY

20' PUBLIC ACCESS &
 UTILITY EASEMENT

P/L C/L P/L

10'
TRAVEL LANE

10'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

3" HMAC (12" DENSE GRADED)

2%
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(7) RESIDENTIAL LOCAL STREET WITH PARKING ON BOTH SIDES

N.T.S.

7'
PARKING  (2)

36'
PAVED ROADWAY

60' ROW

5' (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

5' (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

30' 30'

ROW C/L

11'
TRAVEL LANE

7'
PARKING  (2)

11'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

6" DEPTH
3" - 6" DRAIN ROCK

2" AGGREGATE BASE (3
4" - 0")

4" CONCRETE3" HMAC (12" DENSE GRADED)

2% 2%

(6) COMMERCIAL / INDUSTRIAL LOCAL STREET

N.T.S.

8'
PARKING  (2)

40'
PAVED ROADWAY

60' ROW

3' (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

 3' (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

30' 30'

ROW C/L ROW

12'
TRAVEL LANE

8'
PARKING (2)

12'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

15" DEPTH
3" - 6" DRAIN ROCK 2" AGGREGATE BASE (3

4" - 0")

4" CONCRETE3" HMAC (12" DENSE GRADED)

2% 2%

(8) RESIDENTIAL LOCAL STREET WITH PARKING ON ONE SIDE

N.T.S.

28' (3)

PAVED ROADWAY3' (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

3' (1)

ROCK
DRAINAGE
SHOULDER

6'
SIDEWALK

24' 24'

C/L ROW

10'
TRAVEL LANE

8'
PARKING  (2)(3)

10'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

12" DEPTH
3" - 6" DRAIN ROCK 2" AGGREGATE BASE (3

4" - 0")

4" CONCRETE3" HMAC (12" DENSE GRADED)

2% 2%

2%

ROW

ROW

ALLEY 1

ALLEY 2

ALLEY 3

ALLEY 4

STREET D

STREET F

STREET A

STREET C

*PARKING
SIDE MAY
VARY

(9) ALLEY

N.T.S.

28'
PAVED ROADWAY

ROWC/L

10'
TRAVEL LANE

10'
TRAVEL LANE

8" AGGREGATE BASE (3
4" - 0")

3" HMAC (12" DENSE GRADED)

ALLEY 5

P/L

8'
PARKING

SURFACE TBD
VARIES

2'-4'

2%
2%

2%

2%

2%

2%

2%

2% VARIES

4' 6'

TY
PI

CA
L S

TR
EE

T 
SE

CT
IO

NS

P1.11

USFS

8'
PUE

8'
PUE

8'
PUE

8'
PUE

8'
PUE

8'
PUE

2% MIN
2% MIN

2% MIN

8'
PUE/PARKING/

DRAINAGE
EASEMENT

SURFACE TBD

8'  PUE

8'
PUE/PARKING/

DRAINAGE
EASEMENT

SURFACE TBD

48' ROW

TOWNHOMESCOTTAGES

COTTAGES

MODIFIED SIDEWALK
INFILTRATION SWALE,
4' WIDTH X 18" DEPTH
3" - 6" DRAIN ROCK

PERMEABLE PAVERS
OR EQUAL

MODIFIED SIDEWALK
INFILTRATION SWALE,
3.5' WIDTH X 15" DEPTH
3" - 6" DRAIN ROCK

PERMEABLE PAVERS
OR EQUAL

11" DEPTH
3

4" - 0" COMPACTED GRAVEL

1'
GRAVEL

SHOULDER

1'
GRAVEL

SHOULDER

11" DEPTH
3

4" - 0" COMPACTED GRAVEL

1'
GRAVEL

SHOULDER

1'
GRAVEL

SHOULDER

11" DEPTH
3

4" - 0" COMPACTED GRAVEL

1'
GRAVEL

SHOULDER

INSTALL PAVER STRIP OR
FLUSH CONCRETE BAND OR EQUAL

AT EDGE OF TRAVEL LANE, TYP

30' - 32' PUBLIC ACCESS &  UTILITY EASEMENT

P/L

2" AGGREGATE BASE (3
4" - 0")

4" CONCRETE

VARIES
SIDEWALKGRAVEL

SHOULDER

CONNECTION WALK DETAIL

N.T.S.

PROVIDE 4' WIDE CONNECTING WALK
APPROXIMATELY EVERY TWO PARKING
STALLS.  EXACT LOCATIONS TO BE
DETERMINED ON ENGINEERING PLANS.

NOTES:

1. CONSTRUCT 4' WIDE CONNECTING WALK EVERY
TWO PARKING STALLS PER DETAIL THIS SHEET.
EXACT LOCATIONS TO BE DETERMINED ON
ENGINEERING PLANS.

2. PARKING MAY REMOVED FOR LANDSCAPING /
TREE PRESERVATION.  EXACT LOCATIONS TO BE
DETERMINED ON ENGINEERING PLANS.

NOTES:

1. CONSTRUCT 4' WIDE CONNECTING WALK EVERY
TWO PARKING STALLS PER DETAIL THIS SHEET.
EXACT LOCATIONS TO BE DETERMINED ON
ENGINEERING PLANS.

2. PARKING MAY REMOVED FOR LANDSCAPING /
TREE PRESERVATION.  EXACT LOCATIONS TO BE
DETERMINED ON ENGINEERING PLANS.

NOTES:

1. CONSTRUCT 4' WIDE CONNECTING WALK EVERY
TWO PARKING STALLS PER DETAIL THIS SHEET.
EXACT LOCATIONS TO BE DETERMINED ON
ENGINEERING PLANS.

2. PARKING MAY REMOVED FOR LANDSCAPING /
TREE PRESERVATION.  EXACT LOCATIONS TO BE
DETERMINED ON ENGINEERING PLANS.

3. STREET D ADJACENT TO THE OPEN SPACE
AMENITY / LOT 76 IS A 40' ROW WITH A 20'
TRAVEL WAY AND NO PARKING.

16" DEPTH
3" - 6" DRAIN ROCK
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