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PRE-APPLICATION CONFERENCE

PLANNING & BUILDING

CoONFERENCE DATE: | TimEe: 3:D -
<lglio A9 A\ YR -1D-Zb

StaFF CONTACT: FEE: » o)
Tom 60?{)2_ ﬁflm"—

Pre-application conferences occur on the first and third Thursdays of each month. In order to be
scheduled for a conference, this form including property owner’s signature, the pre-application fee,
and accompanying materials must be submitted at least 14 days in advance of the conference date.
Twenty-four hour notice is required to reschedule.

.Address of Subject Property (or map/tax lot): / S -7 5— L}UL( ng

Brief Description of P‘i%posal: ﬂz ?)(.L&( M‘f. L,A\‘/C,ar*—tmmi - C r Z{c\a&e’] &:‘4/0

Applicant’s Nameﬂ{é Q}SOV\_ i

Mailing Address: ~ {¢/6°3 Lunvq)fy_/t [a:tt. ..,,‘,)l Br S ,gtg vid 2‘2; 2?502.
Phone No: ap3) 64 ézz,? Email Address: (W(€d(son_ @ bonmeans . pot

Please attach additional materials relating to your proposal including a site plan on paper up to
11 x 17 inches in size depicting the following items:

» North arrow

Scale

Property dimensions

Streets abutting the property
Conceptual layout, design and/or
building elevations

Access to and from the site, if applicable
General location of existing trees

Location of creeks and/or wetlands

Location of existing utilities (water, sewer, etc.)
Easements (access, utility, all others)

YY Yy
bR G G G T

Please list any questions or issues that you may have for city staff regarding your proposal:

By my signature below, | grant city staff right of entry onto the subject property in order to prepare for

o yi

Property owner’s signature Date

Property owner’s mailing address (if different from above)

Pre-Application Form (Rev 4.13.10).Doc
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Thursday, August 19, 2010

West
Linn City Hall

22500 Salamo Road

Willamette Conference Room

9:00 am Mixed Use (Commercial & Residential)
Applicant: Rolf Olson
Subject Property Address: 1575 Burns St

Neighborhood Assn: Bolton

Planner: Tom Soppe Project #: PA-10-26
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PUD PLANNING APPLICATION

BOLTON TERRACE
West Linn, OR

MODIFIED PLAN MASSING STUDY

DATE: JULY 20, 2010

16.38 X 10.58

= ==
— ‘ | 4
; 7
s . |
PLANNING/DESIGN TEAM:

ROLF OLS0ON, OWNER
Owner/Developer
Salem, Oregon
(503) 3684—6229

ROBERT H, FOSTER Consultants
Master Plan, Landscape Architect
431 ASH ST., LAKE OSWEGO, OR.
897034 (503) 635—6190

Wink Brocks &trategies, LLC
Development Planning

4810 NW 187th Awvenue, Portland, OR
87229 (503) 629—9689

Hann Lee & Associates, Traffic Engineer

Traffic Engineer/Transportation Planning
4708 NE 22nd Ave., Vancouver, WA
98663 (360) 567—3002

Andy Paris & Assoclates

Land Surveyor's

16057 Boons Ferry Rd
Lake Oswego, OR 97035
(503) 838—3341

Moragan E. Holen

ISA Certified Arbcrist
4412 SW Corbett Ave.
Portland, OR 97239
(503) 24B—0223
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SITE DEVELOPMENT & GRADING PLAN
PARKING PLAN

SCUTH ELEVATION

WEST ELEVATION/SECTION A—A

EAST ELEVATION

SHARED OUTDOOR AREA PLAN

LANDSCAPE TREE PLANTING PLAN

LAND USE TYPE PERCENTAGE PLAN

SECTION A—A ENLARGED (HORSEY PROPERTY)
10 SECTION A—A ENLARGED LANDSCAPE SCREEN
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12 PERSPECTIVE LOOKING EAST ON BURNS ST.
13 PERSPECTIVE LOOKING NORTH ON HOOD ST.
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EXHIBIT A

BOLTON TERRACE VARIANCE NARRATIVE

SUBJECT PROPERTY

1575 Burns / Parcel #22E30BD02501

Size: .62 of Acre or 27,572.8 SF

Shape: Long and narrow as shown on attached map (233.27 feet from SW corner to SE
comer; then 99.77 feet from SE corner to NE comer; then 254.37 feet from NE corner to
NW comer; then 114.69 feet from NE corner to SW comer.

GIS Contours: Descending 10° W. to E. over the westerly portion of the lot a distance of
125’ the average slope is 8%. Descending 17° W. to E. over the easterly portion of the
lot a distance of 130’ the average slope is 13%. See attached map.

Surveyed contours: See Slope analysis survey attached showing over 25% of the site
having grades of 25% or more.

Existing structure: Small single family house

Adjacent: South: Burns Street and GC zone; West: Hood Street and OBC parcel; North:
Single Family zone (two residential lots); East: Burns Street and Single Family zone.

VARIANCE REQUIREMENT

The exceptional or extraordinary circumstances applying to the Subject Property that do
not apply generally to other “properties in the same zone or vicinity”, listed below,
include the following:

1. The size of the Subject Property is .62 acres and is smaller than all other properties
with the exception of four parcels: (1) #22E30BD02300 / .23 Acres; (2) #22E30BD02401
/.29 Acres; (3) #22E30CA00500 /.50 Acres; (4) #22E30CA00600 / .31 Acres.

2. The shape of the property is long and narrow, having a disproportionate ratio of width
to length (approximately 1 to 2.5). No other properties have this constrictive shape.

3. The longest side of the Subject Property is contiguous to a residential zone and further
constricts development with height and transition limitations not normally applicable to
OBC zoned properties. No other properties have this further constrictive condition.

4. Three sides of the Subject Property border on public streets. The only other property
with this condition is the 3.14 acre parcel occupied by West Linn Central Village.

5. The grade of the Subject Property is overall approximately 12 degrees. In addition,
more than 25% of the property has grades of 25 degrees or more. No other properties of
an acre in size or less have this condition.



CONCLUSION

As noted in the Variance Narrative, the combined conditions of parcel size, shape,
topography, and the long side of the parcel adjoining a residential zone meet the CDC
Section 75.060 variance criteria for exceptional or extraordinary circumstances.

INDEX
PROPERTIES IN THE SAME ZONE OR VICINITY

1. 1730 Blankenship Rd / Parcel 21E35CB01200 / Zoned OBC

Size: 3.23 Acres

Shape: See attached map (191° x 146.58” x 180.42° x 160.70* x 297.17° x 277.18” x
121.25%)

GIS Contours: Descending 40° N. to S. the first 150 lineal feet of the lot slopes down 40’
or 26%. The remaining 200’ of the lot slopes down 10 or 5%. See attached map.
Existing structure: Four story office, approximately 45° in height, plus roof appliances
with screens, with surface parking

Adjacent: South: Blankenship Rd then GC; East: Summerlin St (formerly 13‘“) then
OBC zone; North and West: Single and multi-family zone.

2. 1800 Blankenship Rd / Parcel #21E35C00801 / Zoned OBC

Size: 7.43 Acres

Shape: See attached map (462.13° x 835.29° x 411.36” x 116.75°)

GIS Contours: Descending 36’ N. to S. over a distance of 400 lineal feet the northern
half of the lot has a 9% slope on average. The lower half has a 13.5% slope on average,
descending 54” over a distance of 200 lineal feet. See attached map.

Existing structure: Four story office, approximately 55° in height, plus roof appliances
with screens, with surface parking and two story office with surface parking.

Adjacent: South: Blankenship Rd then GC; East: vacant OBC parcels; West: Summerlin
Street (formerly 13" St.); North: Single and multi-family zone.

3. Parcel #21E35C00100 (no address assigned) / Zoned OBC

4. Parcel #21E35C00102 (no address assigned) / Zoned OBC

5. Parcel #21E35C00200 (no address assigned) / Zoned OBC

These parcels have the same owner. They are unimproved. Total size is 10.71 acres.
GIS Contours: Descending 180° N. to S. over a distance of 835 lineal feet the slope is
21% on average over these three parcels. See attached map.



6. Parcel #21E35D00700 (no address assigned) / Zoned OBC

This is an unimproved parcel of 12.95 acres.

GIS Contours: Descending 210’ N. to S. 950 lineal feet the slope is 21% on average.
See attached map.

7. 1581 Burns St/ Parcel #22E30BD02200 / Zoned OBC

Size: 1.40 Acres

Shape: See attached map (260.30” x 150.00° x 155.00° x 217.8” x 60.54’ x 125.00”)

GIS Contours: Descending 20° W. to E. over a distance of 260 lineal feet the slope is 7%
on average. See attached map.

Existing structure: Library, one main floor and partial second floor.

Adjacent: South: Burns Street, then West Linn Central Village in GC zone consisting of
3.50 acres of surface parking, under structure parking, retail and offices with heights of
44 feet; West: Office building in GC zone; North: Single Family Residential zone; East:
Office building in OBC zone.

8. 1579 Burns St/ Parcel #22E30BD02300 / Zoned OBC

Size: .23 Acres

Shape: See attached map (100.00° x 100.77° x 100.9° x 100.56°)

GIS Contours: Descending 4’ W. to E. over a distance of 100 lineal feet the average
slope is 4%. See attached map.

Existing structure: Office, one floor (converted from residential structure)

Adjacent: South: Burns Street, then West Linn Central Village described above; East:
Hood Street, then undeveloped OBC parcel; West: West Linn City Library; North:
Undeveloped OBC parcel.

9. 5750 Hood St / Parcel #22E30BD02401 / Zoned OBC

Size: .29 Acres

Shape: See attached map (65.06" x 117.47° x 48.10° x 110.09’ x 100.77")

GIS Contours: Descending 30’ S. to N. over a distance of 120 lineal feet the average
slope is 25%. See attached map.

Existing structure: none

Adjacent: South: Office, single level, in OBC zone; West: Library; North: Residential
zone; East: Hood Street, then Residential zone.

10. 1564 Burns Street / Parcel #22E30CA00500 / Zoned GC

Size: .50 Acres

Shape: See attached map (147.8" x 102.4’ x 174.9° x 140°)

GIS Contours: Descending 24’ W. to E. over a distance of 160 lineal feet the average
slope is 15%. See attached map.

Existing structure: Single family house

Adjacent: South: Post Office and Market of Choice in GC zone; West: Office, two level,
in GC zone; North: Burns Street, then OBC zone; East: Single Family zone.



11. 5695 Hood Street / Parcels #22E30CA00600 / Zoned GC

Size: .31

Shape: See attached map (151.3° x 80’ x 150° x 100°)

GIS Contours: Descending 7° W. to E. over a distance of 150 lineal feet the average
slope is 5%. See attached map.

Existing structure: Office, two level

Adjacent: South: West Linn Post Office in GC zone; West: Hood Street, then West Linn
Central Village, described above, in GC zone; North: Burns Street, then OBC zone; East:
Single Family house in GC zone.

12. 5639 Hood Street / Parcel #22E30CA00900 / Zone GC

Size: 3.50 Acres

Shape: See attached map

GIS Contours: Descending 10° W. to E. over the useable portion of the lot a distance of
225 lineal feet the average slope is 4%. See attached map.

Existing structure: Market of Choice grocery (Height: approximately 41°) with surface
parking.

Adjacent: South: Garden Street, then office in OBC zone and Key Bank in GC zone;
West: Hood Street, then West Linn Central Village Center in GC zone; North: Post
Office in GC zone; East: Single Family zone.

13. 5665 Hood Street / Parcel #22E30CA00700 / Zone GC

Size: .62 Acres.

Shape: See attached map: 150’ x 60’ parking lot and 220’ x 80 West Linn Post Office.
GIS Contours: See #12 above.

Existing structure: This parcel is the public parking lot and also the location of the West
Linn Post Office and is owned by same owners of the contiguous parcel occupied by
Market of Choice and West Linn Central Village.

Adjacent: South: GC zone occupied by Market of Choice; West: Hood Street, then West
Linn Central Village in GC zone; North: Office in GC zone; East: GC zone occupied by
single family house.

14. 22000 Willamette Drive / Parcel #22E30CA03400 / Zone GC

Size: 3.14 Acres

Shape: See attached map

GIS Contours: Descending 22° W. to E. over a distance of 225 lineal feet the average
slope is 9%. See attached map.

Existing structure: West Linn Central Village retail and office center with both surface
and under building parking. Building height is approximately 44°.

Adjacent: South: Hood Street, the Key Bank in GC zone; West: Willamette Drive, then
Single Family residential; North: Burns Street, then OBC zone and GC zone; East: Hood
Street, then Market of Choice in GC zone.

15. 1570 Garden St/ Parcel #22E30CA01800 / Zoned OBC



Size: .93 Acres

Shape: See attached map (175.00° x 200.90° x 226.70” x 208.70°)

GIS Contours: Descending 7° W. to E. a distance of 150 lineal feet over the usable
northern half of the lot the average slope is 4.5%. See attached map.

Existing structure: Office, single level

Adjacent: South: Residential zone; West: Key Bank in GC zone; North: Garden Street,
then Market of Choice in GC zone; East: Private Street and residential zone.

16. 5290 West A St/ Parcel #22E30CD04500 / Zoned OBC

Size: 7.51 Acres

Shape: See attached map

GIS Contours: See attached map showing a variety of slopes.

Existing structure: Parking lot for West Linn High School.

Adjacent: South: Greenway open space; West: Natural Open Space Park; North: High
School; East: West A Street, then residential zone.

NOTE: GIS contour maps are intended to represent a general, smoothed over terrain
without regard to excavations or other disturbance of the natural terrain.
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First American Title Insurance Company of Orega

Wole

Lo

Clackamas (OR)
Prepared For: Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Porland, Oregon
Phone:; (503) 219-TRIO Fax: (503) 790-7872
) OWNERSHIP INFORMATION
Owner ; Olson Rolf Ref Parcel Number : 22E30BD02501
CoOwner - T: 028 R:02E S:30 Q: 250
Site Address 1575 Burns St West Linn 97068 Parcel Number : 00565427
Mail Address  : 3453 Augusta National Dr S Salem Or 97302
Telephone : Owner: Tenant, County ; Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 04/2512005 Loan Amount
Document # : 005036558 Lender
Sale Price . $405,000 Loan Type
Deed Type : Wazranty Interest Rate
% Owned : 100 Vesting Type
PRopERTY DESCREPTION g RO AND TR EIAATION
Map Page & Grid  : 687 B6 MidStructure - $51 400
Census : Tract: 206.00 Block: 1 MitTotal . 321'8,669
Improvement Type - 121 Sgl Family,R1-2,1-Story M50 Assd Total : $H11,356
Subdivision/Plat : West Oregon City % Improved 24
Neighborhood Cd . 09-10 Taxes $2,062.54
Land Use : 101 Res,Residential Land Improved Exempt Amount
Legal : 469 UNIT D WEST ORE CITY PTLT 34 Exempt Type
: Levy Cods : 003002
Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms 12 Building SF ;842 Stories 3 |
Bathrooms : 100 Ist Floor SF 1842 Garage SF :
Fireplace : Above Ground SF ;842 Lot Acres .62
Heat Type : Foxced Air-Gas Upper Finished SF . Lot SF : 27,093
Interior Material: Plywood Unfin Upper Story Year Built 11930
Exterior Finish : Tongue\groove ~ Upper Tolal SF : Year Appraised :
Floor Cover  : Carpet Finished SF 1842 Appraisal Area
Roaf Type : Built Up Basement Fin SF . Schaol District  : 003
Roof Shape : Flat Basement Unfin SF Utility Distriet .
Foundation : Concrete Basement Total SF

This tilla information has been furnished, withoul charge, in conformanca with the guidelines approved by the Slate of Cregon insurance

Commissioner. The Insurance Division cautions inlermediaries that this service is designed to benafit the ultimate insureds. Indiscriminate use
only benefiting intermediaries will not be permifted, Sald sarvices may be discontinued. No liability is assumed for any erors in this repont.




p5/07/2810 16:17 FIRST AMERICAN TITLE + 15035878610 NU. Db

1 AMERg,
' an go '+ First American Title Insurance Company of Oregon
L gk An assumed busintas name of TITLE INSURANCE COMPANY OF OREGON

This map is provided as a convanience in locating property
First American Title Insurance Company assumes no lability for any variations a1 may be dizclosed by an actual survey

Reference Parcel Number 22E30BD02501
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Thix map is provided as a conveniancs in locating property
First American TVtle Inwurance Company asrumes ne Uability for any variations as may be disclosed by an actual turvey
Reference Parcel Number 22E30BD02501
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Clackamas (OR)

Prepared By:

Customer Service Department

222 SW Columbia St, Saite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO Fax: (503) 790-7872

OWNERSHIP INFORMATION
Owner : Blackhawk LLC Ref Parcel Number : 21E35CB01200
CoOwner : 7:028 R:01E S:35 Q:252
Site Address : 1730 Blankenship Rd West Limm 97068 Parcel Number : 00407884
Mail Address  : 1750 Blankenship Rd #200 West Linn Or 97068
Telephone : Owner: Tenant: County : Clackamas (OR)

SALFES AND LOAN INFORMATION

Transferred : 05/12/2004 Loan Amount
Document # : 04-049820 Lender
Sale Price : $950,000 Loan Type
Deed Type : Interest Rate
% Owned 1100 Vesting Type

PROPERTY DESCRIPTION MM{?SESSM!‘::‘:@%TAX INFQRMATON
MupPageaond 21661 MiaStructure  : $9,783,900
Census : Tract: 205.01 Biock: 1 MidTotal :“’3 87'6,629
Impravemem Type 132 Sgl Fa.mily,Rl-3,l-Story (BGSM) M50 Assd Total - $8 650 109
Subdivision/Plat : Willametie 9 Improved . 7]' '
Nelgbominod 64 , 09-10 Taxes :$149,104.12
Land Use : 201 Com,Commercial Land Improved Exempt Amount -
Legal : SUBDIVISION WILLAMETTE TRACTS 147 Exempt Type -

Millage Rate - 18.5220

PROPERTY CHARACTERISTICS
Bedrooms :3 Building SF : Stories : 1 Story-Bsmt
Bathrooms :1.00 1st Floor SF ; 1,202 Garage SF :
Fireplace ; Above Ground SF : 1,202 Lot Acres 13.23
Hear Type : Forced Ar-Oil Upper Finished SF : Lot SF : 140,827
Interior Material: Cld\paper Unfin Upper Story - Year Buslt ;1910
Exterior Finish : Bevel Siding Upper Total SF : Year Appraised :
Floor Cover  :Tile Finished SF : 1,202 Appraisal Area  :
Roof Type : Composition Basement Fin S~ : School District - 003
Roof Shape : Gable Basement Unfin SF . 798 Utility Distriet .
Foundation : Concrete Basement Total SF . 798

This title information has been furnished, without charge, in confermance with the guldelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions iniermeadiaries that this eervice Is designed to benefit ihe ultimate insureds. Indiscriminate use
only benefiting intermadiaries will not be permified, Sax sevices may be discontinued. No tiabilty Is assumad for any emors in this repon.
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merican Title Insurance Company of Oregon

An ssnumed busingss name of TITLE INSURANCE COMPANY OF OREGON

This map is prowided as a convenisnce in locating property

First Amarican Titla Insurance Company assumes no liability for any variations as may be disclosad by an actual survey

Reference Parcel Number 21E35CB01200
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West Linn GIS Map

Addresses, MAF Preliminary Taxlot Lines
Addresses, MAF Freeyay Lines
Unimproved Right-of-Way 2 t

Parcel Lines
1730 Blankenship (1)
Addresses, MAF (1)

Site Address Building Name Tax Lot No 1In West Linn City|In UGB Neighbarhood Assoctation
1730 BLANKENSHIP RD{SUMMERLINN CENTER 21E35CBO1209_[\_(7M_______________Y_7 ‘

2010 West Linn GIS Map Disclaimer, click here

WestLinnBasemap_ex1004v1
West Linn GIS Map Disclalmer: This product is for Informational purposes and may not have hes~ cres
engineering, or surveying purposes. Users of thls information should review or consult the prin
ascertaln the usabliity of the information.
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NO. 551

First American Title Insurance Company of Oregon

ren2

e
Clackamas (OR)
Prepared For. Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO Fax: (503) 7907872
OWNERSHIP INFORMATION
Owner : Blackhawk Nevada LLC Ref Parcel Number  : 21E35C 00801
CoQOwner : 7: 028 R:01E S:35 Q: 252
Site Address  : 1800 Blankenship Rd West Limn 97068 Parcel Number : 00407599
Mail Address  : 1750 Blankenship Rd #200 West Linn Or 97068
Telephone : Owner. Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 06/01/2006 Loan Amount  ; $4,000,000
Document # : 006-050100 Lender : Homestreet Bk
Sale Prica : $23,500 Loan Type : Conventional
Deed Type : Warmanty Interest Rate ‘Fixed
% Owned 50 Vesting Type . Misc
ASSESSMENT AND TAX INFORMATION
PROPERTY DESCRIPTION MiaLand + $5,114 569
Map Poge & Grid  :716G] MitStructure + §21,296,540
Census : Tract; 205.01 Block: 1 MktTotal . 526'411 109
Improvement Type . 000 *unknown Improvement Code* M50 Assd Total : $15,156,294
Subdivision/Plat : Willamette Plat % Impraved  : 81
Neighborhood Cd , 09-10 Taxes :$280,724.88
Land Use : 201 Com,Commercial Land Improved FExempt Amount :
Legal : 147 WILLAMETTE TRACTS PT LTS A-C Exempt Type
:BLKSPTLTABLK 17 & VAC ST Levy Code - 003002
: Millage Rate  ; 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF Stories
Bathrooms Ist Floor SF Garage SF ;
Fireplace Above Ground SF Lot Acres 1743
Heat Type Upper Finished SF Lot SF 1323,481]
Interior Material: Unfin Upper Story Year Buill §
Exterior Finish : Upper Total SF Year Appraised .
Floor Caver Finished SF Appraisal Area
Roof Type Basement Fin SF School Distriet 003
Roof Shape Basement Unfin SF Utility District  :
Foundation Basement Total SF

This title information has been furnished, withowt charge, in conformance with tiie guidelines approved by the State of Oregon Insurance
Commissioner. The Insurence Division cautiens intermediaries thal this service is designed (o benefil the ultimate insureds. Indisciminate use
only benefiting intermediaries will not be permilted. Said services may be disconlinued. No llabfiky ks assumed for any errors in this regort.
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First American Title Insurance Company of Oregon
An svwned business name of TITLE INSURANCE COMPANY OF OREGON

This map is provided as a convenience in locaring property
for any variations as may ba disciosed by an actuol survey

First American Title Insurance Campany assumes no liabillty
Reference Parcel Number 21E35C 00801
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West Linn GIS Map Page 1 of 1

=zt 2
West Linn GIS Map

Gragter

Addresses, MAF Freeway Lines 10 Foot Interval Contours
Parcel Lines Unimproved Right-of-Way 2 Foot Interval Contours

Preliminary Taxlot Lines S

\
v / Koo g/M[‘QM-Sé (P
2010 West Linn GIS Map Disclaimer, click here
WestLinnBasemap_ex1004v1
West Linn GIS Map Disclaimer: This product is for informational purposes and may not have been prepared for, or be suitable for legal,
englneering, or surveying purposes. Users of this Informatlon should review or consult the primary data and informatlon sources to
ascertain the usabillty of the information.

http://westlinnmaps.com/aspnet_client/ESRI/WebADF/PrintTaskLayoutTemplates/default.h... 6/4/2010
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Clackamas (OR)
Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 9720)
Phone: (503) 219-TRIO Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Blackhawk LLC Ref Parcel Number : 21E35C 00100
CoOwner : 7: 028 R:01E S:35 Q. 252
Site Address - *no Site Address* Parce! Number : 00407526
Mail Address 1 20200 SW 8th West Linn Or 97068
Telephone : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 12/20/2005 Loan Amount  : $3,300,000
Document# - :005-126465 Multi-Parcel Lender : Stexling Svgs Bk
Sale Price : §2,300,100 Loan Type : Construction
Deed Type : Warranty Interest Rate ‘Fixed
% Owned 1100 Vesting Type  : Corporation
PROPERTY DESCRIPTION ma:fSESShﬁl;'yf}?l:lD TAX INFORMATION
Map Poge & Grid MitStruchare - Y
Census : Tract: Block:. MkiTotal - $391,311
Dmprovement Typs  : 000 Yunknown Inproyesscar Code* M50 Assd Total : $201,369
Subdivision/Plat : Willamette Plat % Improved
Neighborhood Cd , 09-10 Taves :$3,129.75
Land Use : 200 Vacam,Commercial Land Exempt Amount :
Legal : 147 WILLAMETTE TRACTS PT LT ABLK 6 Exempt Type
:&PTLTABLK 7 & VACST LmyCode - 003002
. Millage Rate : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF Stories
Bathrooms Ist Floor SF Garage SF ;
Fireplace Above Ground SF Lot Acres 13.63
Heat Type Upper Finished SF Lot SF : 158,284
Interior Material: Unfin Upper Story Year Buiit :
Exterior Finish : Upper Total SF Year Appraised .
Floor Cover Finished SF Appraisal Area
Roof Type Basement Fin SF School District  : 003
Roof Shape Basement Unfin SF Utility Disfrict  :
Foundation Basement Total SF

This title information has been fumished, without charge, in conformance with the guldelines approved by the State of Oregon Insurance
Commissloner. The Insurance Division cautions intermediaries that this seivice is designed to benefit the ultimate insureds, indiscriminate use
only benefiting imermediaries will not be permitled. Said services may be discontinued. No Nability ks assumed for any errors in this repor,
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NO.S63

An assumed business name of TITLE INSURANCE COMPANY OF OREGON

This map 15 provided as a comzeniance in locaong properiy

First Amsrican Tide Insurance Company assumes no liability for any veriations as may be disclosed by an actuel survey

Reference Parcel Number 21E35C 00100
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First American Title Insurance Company of Oregon

>ap4

Clackamas (OR)
Prepared For: Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIQ  Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Blackhawk LLC RefParce! Number :21E35C 00102
CoOwner : 7:028 R:01E §:35 Q252
Site Address  : *po Site Address® Parcel Number : 00407535
Mail Address 20200 SW 8th West Linn Or 97068
Telephone : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 12/20/2005 Loan Amount - $3,300,000
Document # : 005-126465 Multi-Parcel Lender : Stexling Svgs Bk
Sale Price : §$2,300,100 Loan Type : Construction
Deed Type : Warranty Interest Rate  :Fixed
% Owned 1 100 Vesting Type  : Corporation
PROPERTY DESCRIPTION m:z.a:ls SESSN[?;;FSAB?? TAXINFORMATION
Map Page & Grid MStructure  :
Cansiis B Hloce MiTotal  :$238,865
Improvement Typs  : 000 *unimown Improvemert Code* M350 Assd Total - $1 221497
Subddivision/Plat : Willamette Plat % Improved
Neighborhood Cd _ 09-10 Taxes :$2,268.89
Land Use : 200 vmcoxmﬂl land MP'AM"’ -
Legal : 147 WILLAMETTE TRACTS PT LTS A&B Exempt Type
:BLK 6 PTLTS A&B BLK 7 & VACRD Levy Code - 003002
: Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF Staries
Bathrooms Ist Floor SF Garage SF :
Fireplace - Above Ground SF Lot Acres 1197
Heat Type Upper Finished SF Lot SF : 85,826
Interior Mafterial Unfin Upper Story Year Built :
Exterior Finish . Upper Total SF Year Appraised :
Floor Cover Finished SF Appraisal Area  :
Roof Type Basement Fin SF School District  : 003
Roof Shape Basement Unfin SF Utility District
Foundation Basement Total SF

This title information has baen futnished, without charge, in conformance with the guidglines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service s designed to benefit the ultimate insureds. Indiscriminale use
only benefiting imermediarias will not ba permifted. Seid services may be discontinuzd. Na fiabilily is assumed for Bny efrors in this repont.
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v ges First American Title Insurance Company of Oregon

An z3sumed business name of TITLE INSURANCE COMPANY OF OREGON

This map is provided a3 a convénience in locating property

First American Titls Insurance Company assumes ne bability for any variations as may ba disclosed by an actual survey

Reference Parcel Number 21E35C 00102
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: First American Title Insurance Company of Oregon

Clackamas (OR)
Prepared For: Preparcd By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO  Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Blackhawk LLC Ref Parcel Number : 21E35C 00200
CoOwner : 7: 028 R:01E S:35 0. 252
Site Address : *np Site Address* Parcel Number : 00407544
Mail Address  : 20200 SW 8th West Linm Orx 97068
Telephone : Owner, Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 12/20/2005 Loan Amount  : $3,300,000
Document# . 005-126465 Muli-Parcel Lender : Sterling Svgs Bk
Sale Price : $2,300,100 Loan Type : Construction
Deed Type : Wamranty Interest Rate :Fixed
% Owned : 100 Vesting Type  : Corporation
PROPERTY DESC ON éiSSESS%‘;?:’ TAX INFORMATION
Map Page & Grid MkiStructure - )
Census : Tract: Block: MitTotal + $612,839
Improvement Type  : 000 *unknown Improvement Code* M50 Assd Total * $315.370
Subdivision/Plat  : Willamette Plal % Improved !
Neighborhood Cd  : 09-10 Taxes - $584128
Land Use : 200 Vacant,Commercial Land Exempt Amount ’
Legal : 147 WILLAMETTE TRACTS PTLT A BLK Exempt Type -
:16PTLTSB & CBLK 6 & VACRD Levy Code - 003002
: Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF Stories
Bathrooms Ist Floor SF Garage SF !
Fireplace Above Ground SF Lot Acres (5.1
Heat Type Upper Finished SF Lot SF 1 222,486
Interior Material: Unfin Upper Story Year Built :
Exterior Finish Upper Total SF Year Appraised :
Floor Cover Finished SF Appraisal Area .
Roof Type Basement Fin SF School District  : 003
Roof Shape Basement Unfin SF Utility District  :
Foundation Basement Tolal SF

This title information has been furnished, without charge, in conformance with the guldelines approved by the State of Oragon Insurance
Commissioner. The Insurance Division cautions intarmediaries that this service is designed to benefit the ullimate insureds. Indiscriminate use
only benefiting intermadiaries will nol be permitted. Sald services may ba discontinuad. No fiability is assumed for any emors in this repert.
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Thiz map is provided as a conveniance in jocating property
First Amsrican Titls Insurance Company assumes no liability for any variations as may be disclosed by an actual survey

Reference Parcel Number 21E35C 00200
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2010 West Linn GIS Map Disclaimer, click here

WestLinnBasemap_ex1004v1
West Linn GIS Map Disclaimer: This product is for informational purposes and may not have been prepared for, ar be sultable for legal,
englneering, or surveying purposes. Users of this information should review or consuit the primary data and informatlon sources to
ascertain the usabllity of the Information.
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' Clackamas (OR)
Prepared For: Preparcd By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone; (503) 219-TRIO Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Rkm Development Inc Ref Parcel Number . 21E35D 00700
CoOwner : 7. 028 R:01E S:35 ;251
Site Address  : *no Site Address* Parcel Number : 00409132
Mail Address 15285 NW Central Dr #100 Portland Or 97229
Telephons : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 06/22/2005 Loan Amount  : $3,575,000
Document#  : 005-057417 Mnhi-Parce] Lender : First Independent Bk
Sale Price : $2,100,000 Loan Type : Line of Credit
Deed Type : Warranty Interest Rate  :Fixed -
% Owned ;100 Vesting Type  : Corporation
ASSESSMENT AND TAX INFORMATION
PROPERTY PESCRIPTION MkiLand - $1.388.326
Map Page & Grid MidSeucture -+
Census . Tract: BIOCkZ' MidTotal .31 388326
Improvement 7)lp8 : 000 *unknown Improvemmn Code* MS0 Assd Total - 37’1 4 439
Subdivision/Plat . Willamene Plat % Improved ’
o Neighborhood Cd ' 09-10 Taxes :$13,232.84
| Land Use : 200 Vacant, Commercial Land Exempt Amount
Legal : 147 WILLAMETTE TRACTS PTLT CBLK 6 Exempt Type
j :PTLTS AB&CBLK 7PTLT CBLK 8 PT w Cods - 003002
PROPERTY CHARACTERISTICS
Bedrooms Building SF Stories
Bathrooms 15t Flgor SF Garage SF :
Fireplace Above Ground SF Lot Acres 1 12.95
Heat Type Upper Finished SF Lot SF : 564,010
Interior Material: Unfin Upper Story Year Built :
Exterior Finish Upper Total SF Year Appraised .
Floor Cover Finished SF Appraisol Area
Roof Type Basement Fin SF School District  : 003
Roof Shape Basement Unfin SF Ulility District
Foundation Basement Total SF

This title informatlon has been furnished, without charge, in eonformance with the guidelines approved by the State of Oregon Insurance

Commissioner. The Insurance Division caulions intermadiaries that this service is designed to banefil the Uitimate insureds. Indiscriminate use

only banafiting intermediaries will not be permitted. Said services may be discontinued. No liabilty is assumed for any erors in this repont.
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m. First American Title Insurance Company of Oregon

An axtumned business name of TITLE INSURANCE COMPANY OF OREGON

This map is provided os a convenigncs in locating properry
First Amarican Titi Insurance Company assmes no liability for any variations as may be disclosed by an achial survey

Reference Parcel Number 21E35D 00700
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Clackamas (OR)
Prepared For; Prepared By:
Customer Service Departmend
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : City of West Linn RefParcel Number  : 22E30BD02200
CoOwner : T: 028 R:02E $:30 Q: 250
Site Address  : 1581 Burns St West Linn 97068 Parcel Number : 00565383
Mail Address ;22500 S Salamo Rd #600 West Linn Or 97068
Telephone : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 05/01/1988 Loan Amount  :
Document # : 88-17627 Lender
Sale Price : $200,000 Loan Type
Deed Type : Warranty Interest Rate
% Owned : Vesting Type
ASSESSMENT AND TAX INFORMATION
PROPERTY DESCRIPTION MitLand - $657,736
Map Page & Grid  : 687 B6 MitStructure  : $4,049,340
Census : Tract: 206.00 Block: 1 MktTotal - $4,707,076
Improvement Type  : 604 Govemment Owned Improvements M50 Assd Total ; $2,782,078
Subdivision/Plat : Holly Gardens % Improved  : 86
Neighborhood Cd - 09-10 Taxes
Land Use : 201 Com,Commercial Land Improved Exempt Amount : $2.782.078
Legal : 443 HOLLY GARDENS LTS 243 Exempt Type - Other
: Levy Code : 003002
Millage Rate 18,5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF : Stories
Bathrooms Ist Floor SF 19,745 Garage SF :
Fireplace Above Ground SF : 9,745 Lot Aares . 140
Heai Type Upper Finished SF Lot SF 161,102
Interior Material: Unfin Upper Story Year Built : 1989
Exterior Finish : Upper Total SF Year Appraised :
Floor Cover Finished SF : 9,745 Appraisal Area .
Roof Type Basement Fin SF School District ;. 003
Roof Shape Basement Unfin SF - . Utitity District
Foundation Basement Tolal SF

This title informalion has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

Commissioner. The Insurance Division cautions intermediaries that this service is designed lo benefit the ultimate Insureds, Indiscriminate use
only benefiting intermedlaries will not be permitted. Sald services may be discontinued. No liabllity i assumed for any emors in (his repont.
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< on . First American Title Insurance Company of Oregon
Y e 5 e An s3umed business nams of TITLE INSURANCE COMPANY OF OREGON

This map (s provided ar a conveniencs in locating property

First American Title Insurance Compeny assurmés no liability for any veriations as may be disclosed by an acnual survey

Reference Parcel Number 22E30BD0220(_)
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Clackamas (OR)
Prepared For: Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO  Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Lohman Edward F & Debbie Steiner Ref Parcel Number  : 22E30BD02300
CoOwner : 7:028 R: 02E S: 30 Q: 250
Site Address  : 1579 Bums St West Linn 97068 Parcel Number 1 00565392
Mail Address  : 1579 Bums St West Limm Or 97068
Telephone : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 09/28/2001 Loan Amount  : $131,000
Document # : 001-079801 Lender : Us Bk
Sale Price : $28,000 Loan Type : Conventional :
Deed Type : Bargain & Sale Interest Rate  Fixed
% Owned : 100 Vesting Type  : Manied Persons
PROPERTY DES ON t’SSESSM:i;llW;";:l:zD TAX INFORMATION
Census : Tract: 206.00 Block: 1 MiaTotal « $247,902
Improvement Type  : 450 Offices MS0 Assd Total : $140,655
Subdivision/Plat : West Oregon City % Improved  :48
Neighborhood Cd 09-10 Taxes :$2,60521
Land Use : 201 Com,Commercial Land, Improved Exempt Amount -
Legal : 368 WEST OREGON CITYPTLTE Exempt Type
: Levy Code : 003002
Millage Rate  :18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF i Stories
Bathrooms Ist Floor SF 1,307 Garage SF :
Fireplace Above Ground SF ;1307 Lot Acres 023
Heat Type Upper Finished SF - Lot SF 110,078
Interior Material: Unfin Upper Story Year Built : 1989
Exterior Finish : Upper Total SF : Year Appraised .
Floor Cover Finished SF 1 1,307 Appraisal Area .
Roof Type Basement Fin S . School District ;003
Roof Shape Basement Unfin SF Utility District
Foundation Basement Total SF

This title Information has been fumished, without charge, in conformance with the guidelines approved by the Stata of Oragon Insurance
Commissioner. The Insuranca Division cautions intermediaries that this Bervice is designad to benefil the ultimate insureds. Indiscriminate use
only banafiting intermediasies will not be permiitad. Said services may be discontinued. No kability ks assumed for any emors in this repon.
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> "+, First American Title Insurance Company of Oregon
7V An assumed buiness name of TITLE INSURANCE COMPANY OF OREGON

This map is provided as & convenience in Ioc gpmpm‘y

First American Title Inrurance Company awumcs no Uability for any variations as may be disclosed by an actual survey

Reference Parcel Number 22E30BD02300
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First American Title Insurance Company of Oregon

74
Clackamas (OR)
Prepared For: Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Coston William R Trustee Ref Parcel Number - 22E30BD02401
CoOwner : 7: 028 R:02E 5030 @: 250
Site Address  : 5750 Hood St West Linn 97068 Parcel Number : 01561508
Mail Address  : PO Box 387 West Linn Or 97068
Telephone : Owner: Tenant; County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred ! Loan Amount
Document # : 7303568 Lender
Sale Price : Loan Type
Deed Type Interest Rate
% Owned Vesting Type
ASSESSMENT TAX INF TION
PROPERTY DESCRIPTION MiktLand . $59 ’2‘;1;» O
Map Page & Grid . 687 B6 MiiStruchire .
Census : Tract. 206,00 Block: 1 MitTotal - §$9202
Improvement Type  : 000 *unknown Improvement Codc* M350 Assd Total - $31.689
Subdivision/Plat i 9 Impraved ’
Nuighbodiood Cd . 09-10 Taxes :$586.94
Land Use : 100 Vacam Residential Land Exempt Amount
Legal : 1993-61 PARTITION PLAT PARCEL 2 368 Exempt Type -
: WESTOREGON CITY PTLTE Levy Code + 003002
‘ Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF Stories
Bathrooms 1st Floor SF Garage SF
Fireplace Above Ground SF Lot Acres
Heat Type Upper Finished SF Lot SF
Interior Material. Unfin Upper Story Year Built :
Exterior Finish Upper Total SF Year Appraised :
Floor Cover Fipished SF Appraisal Area  ;
Roof Type Basement Fin SF School District
Roof Shape Basement Unfin SF Utility District
Foundation Basement Total SF

This tile information has been furnished, without charge, in conformance with the guidelines approved by the Stale of Cregon Insurance
Commissioner. The Insurance Divislon cautions intermediaries that this servica is designed to benefit the ultimate insurads. Indiscriminate use
only benefiting imermedieries will nol be permitted. Sald services may be discontinued. No labilty is assumed for any errors in this repont.
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“on g5 First American Title Insurance Company of Oregon
= R An assumcd busincss name of TITLE INSURANCE COMPANY OF OREGON

Thix map ix provided as a convenience in locating property

First American Title Insurancs Company astumas no Uability for any variations as may be disclosed by an actual survey

Reference Parcel Number 22E30BD02401
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First American Title Insurance Company of Oregon

Clackamas (OR)

Prepared For: Prepared By:
Customer S¢rvice Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO Fax: (503) 790-7872

OWNERSHIP INFORMATION
Owner : Lommen Erin Thonette & Jay H Mead Ref Parcel Number  ; 22E30CA00500
CoQOwner : T.028 R:02E S:30 Q: 252
Site Address  : 1564 Buans St West Linn 97068 Parcel Number : 00565631
Mail Address . 3840 Calaroga Dr West Lizm Or 97068
Telephone : Owner: Tenant. County : Clackamas (OR)

SALES AND LOAN INFORMATION

Transferred  : 11/02/2005 Loan Amount
Document # : 05-114473 Lender
Sale Price : §300,000 Loan Type
Deed Type : Interest Rate
% Owned 1 100 Vesting Type
PROPERTY DESCRIPTION mLmAjSESS " 5122?:? TAX INFORMATION
Map Poge & Grid  : 687 B6 MiaStructure - $223,350
Census : Tract:. 206.00 Block: 1 MidTotal . 5345’991
Improvement Type . 142 Sgl Family,R1-4,1-Story (Basement) M50 Assd Total - 3175.813
Subdivision/Plat  : West Oregon City % Improved  : 65 !
Neighborhood Cd o 09-10 Taxes :$3256.41
Land Use : 101 Res,Residential Land, Improved Fxempt Amount
Legal 1469 UNIT D WEST ORE CITY LT 33 Exempt Type
: Levy Code ; 003002

Millage Rate  : 18.5220

PROPERTY CHARACTERISTICS
Bedrooms 23 Building SF 12,520 Stories : 1 Story-Bsmt
Bathrooms :2.00 1st Floor SF 11,538 Garage SF :
Fireplace : Stacked Above Ground SF ;1,538 Lot Acres .50
Heat Type : Forced Air-Gas Upper Finished SF : Lof SF 121,612
Interior Material: Drywall Unfin Upper Story  : Year Built 11957
Exterior Finish ; Bevel Siding Upper Total SF : Year Appraised
Floor Cover  : Carpet Finished SF 11,538 Appraisal Area
Roof Type : Composition Basement FinSF - School District  : 003
Roof Shape : Hip Basement Unfin S : 1,346 Utility District
Foundation : Concrete Basement Total SF ;1,346

This tle information has been furnished. without charge, in conformance with the guidelines approved by the Stale of Oregan Insurance
Commissioner. The Insurance Division cautions inlermediarias that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting imlarmediaries will not be permified. Said services may be discontinued, No lability is assumaed for any arrors In this repod.
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o s First American Title Insurance Company of Oregon
i 7 AN An sssumcd business name of TITLE INSURANCE COMPANY OF OREGON

This map iz provided ax a convenience in locaring property

Firat American Title Innuronce Company assumes no Wability for any varialions as may be disclosed by am actual survey

Reference Parcel Number 22E30CA00500
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First American Title Insurance Company of Oregon

Clackamas (OR)
Prepared For: Preparcd By:
Cusiomer Service Department
722 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO  Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : Dawson Larry/Sheni Ref Parcel Number  : 22E30CA00600
CoOwner : T7:028 R:02E S: 30 0:252
Site Address  : 5695 Hood St West Linn 97068 Parcel Number : 00565640
Mail Address  : 13442 Galium Black Buttc Ranch Or 97759
Telephone : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 03/29/2010 Loan Amount
Document # : 10018613 Lender
Sale Price : Loan Type
.y Deed Type : Bargain & Sale Inferest Rate
% Owned 1100 Vesting Type  : Eslate By Entire
PROPERTY DES ON :’SSESSM:ESJIQ;‘;:%D TAX INFORMATION
Map Page & Grid 687 B MidStructure ~ + $248,900
Census : Tract; 206.00 Block: 1 MitTotal . 3376,03 5
Improvement Type : 142 Sgl Family,R1-4,1-Story (Basement) M50 Assd Total * $283 496
Subdivision/Plat : West Oregon th % lmprmd - 66 ’
Neighborhood Cd 09-10 Taxes :$5,068.55
Land Use : 201 Com,Commercial Land Improved Exempt Amount : ’
Legal 1469 UNIT D WEST ORE CITY PT LT32 Exempt Type
: Levy Code : 003002
Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF : Stories : 1 Story-Bsmm
Bathrooms g Ist Floor SF : 1,158 Guarage SF
Fireplace : Stacked Above Ground SF ;1,158 Lot Acres 531
Heat Type : Forced Air-0il Upper Finished SF : Lot SF 113,542
Interior Material : Drywall Unfin Upper Story Year Built 11954
Exterior Finish : Bevel Siding - Upper Total SF : Year Appraised .
Floor Cover  : Carpet Finished SF 12,316 Appraisal Area
Roof Type : Composition Basement Fin SF~ ;1,158 School District 003
Roof Shape ! Hip Basement Unfin SF : Utility District
Foundation : Concrete Basement Total SF 1,158

This litle information has been furnished, withoul chargs, in conformance with the guidelinas approved by the State of Oregen Insurance
Commissioner. The [nsurance Divielen cautions intermadiaries that this service is designad to benefit the ultimate insureds. Indrscriminate use
only benefiting inlermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any erors in this report.
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This map is provided as a convenience in locating property

First American Tltle Insurance Company assumes no liability for any variations s may be disclosad by en aetual survey

Reference Parcel Number 22E30CA00600
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Clackamas (OR)
Prepared For: Prepared By:
Customer Sexvice Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIQ Fax: (503) 790-7872
OWNERSHIF INFORMATION
Owner : West Linn Shopping Cr Assoc LLC Ref Parcel Number  : 22E30CA00900
CoOwner 3 T. 028 R: 02E S:30 0. 252
Site Address  : 5639 Hood St West Linn 97068 Parcel Number : 00565668
Mail Address  : 19767 SW 72nd Ave #100 Tualatin Or 97062
Telephone > Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 05/16/2003 Loan Amount  : $5,660,000
Document#  : 003061767 Mualu-Parcel Lender : West Coast Bk
Sale Price : $5,400,000 Loan Type : Line of Credit
Deed Type : Bargain & Sale Interest Rate  :Fixed
% Owned : 100 Vesting Type ~ : Carporation
PROPERTY DESCRIPTION AﬂdLanAds SESSM:ESI:ESAIIIEOTAX THPORSATION
Mﬂp Page & Grid 687 B6 MidtStructure . 53.792,540
Census : Tract: 206.00 Block: 1 MifTotal - $5.344 410
Improvement Type . 480 Service Stations M50 Assd Total - 53,299’383
Subdivision/Plat : West Oregon City % Improved 71' '
Neighborhood Cd - , 09-10 Taxes :$61,11.17
Land Use :20] Com,Commercial Land Improved Exempt Amount
Legal : SUBDIVISION UNIT D WEST OREGON CITY Ezempt Tpe
1469 LTS 28-30 & PTLT31 LGV}' Code - 003002
: Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms Building SF Stories
Bathrooms 1st Floor SF Garage SF ?
Fireplace Above Grovnd SF Lot Acres :3.50
Heat Type : Upper Finished SF Lot SF : 152,620
Interior Material : Unfin Upper Story Year Built : 1973
Exterior Finish . Upper Total SF Year Appraised -
Floor Cover Finished SF Appraisal Area
Roof Type Basement Fin SF School District  : 003
Roof Shape Basement Unfin SF Utility District
Foundation Basement Total SF

This tille information has been furnished, without charge, in conformance with the guidelines approved by tha State of Oregon Insurance
Commissionar. The Insurance Division cautions intermediaries thal this service is designed to benefit the ultimate insweds, Indiscriminate use
only banefiting irtermediaries will nol be permitled. Said services may be discontinued. No Kability is assumed for any arors in this report,

re19
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Clackamas (OR)

Prepared By:

Customer Service Department

222 SW Columbia St, Suitc 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO Fax: (503) 790-7872

OWNERSHIP INFORMATION

Owner ; West Linn Shopping Ctr Assoc LLC Ref Parcel Number  : 22E30CA00700
CoOwner ¢ 7. 028 R: 02E §:30 Q252
Site Address  : 5665 Hood St West Linn 97068 Parcel Number : 00565659
Mail Address ;19767 SW 72nd Ave #100 Tualatin Or 97062

Telephone : Owner: Tenant: County : Clackamas (OR)

SALES AND LOAN INFORMATION

Transferred : 05/1672003 Loan Amount  : $5,660,000
Documeni#  : 003-061767 Multi-Parcel Lender : West Coast Bk
Sale Price : $5,400,000 Loan Type : Lime of Credit
Deed Type : Bargain & Sale Interest Rate  ;Fixed

% Owned : 100 Vesting Type  : Corporation

PROPERTY DESCRIPTION Vi gy Y INFORMATION

Mop Poge&:Grid  + 657 HG MitStructure : $375,230

Census : Tract: 206.00 Block: 1 MitTotal : $659,577

Improvement Type  : 450 Offices M50 Assd Total : $380,545

Subdivision/Plat : West Oregon City % Improved .57

Neighborhood Cd 09-10 Taxes :$7,048.46

Land Use : 201 Com,Commercial Land Improved Exempt Amount ’

Legal : 469 UNIT D WEST ORE CITY PTLTS Exempt Type

31432 LevyCode - 003002
. Millage Rate . 18.5220
PROPERTY CHARACTERISTICS

Bedrooms Building SF Stories
Bathrooms Ist Floor SF Guarage SF :
Fireplace Above Ground SF Lot Acres 162
Heat Type Upper Finished SF Lot SF 127,016
Interior Material : Unfin Upper Siory Year Built 1 1968
Exterior Finish . Upper Total SF Year Appraised
Floor Cover Finished SF Appraisal Area
Roof Type Basement Fin SF School District . 003
Roof Shape Busement Unfin SF Utility Distriet
Foundation Basement Total SF

Tris litle information has been furnished, without charge, in conformance with the guidelines approved by Lhe State of Oregon Iasurance
Commisslener. The Insurance Division cautions intermediaries thal this service is designed to benefit the ultimate insureds Indiscriminate use
only benefiting intermediaries will not be permitted. Said services may be disconlinued. Ne liability is assumed for any errors in this report.
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FIRST AMERICAN TITLE » 15935878610

NO.S563 P21

First American Title Insurance Company of Oregon

Clackamas (OR)
Prepared For: Prepared By:
Customer Service Deparunent
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO  Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : West Linn Shopping Cu Assoc LLC RefParcel Number  : 22E30CA03400
CoOwner : T: 028 R: 02E S: 30 Q: 252
Site Address 22000 Willamette Dr West Linn 97068 Parcel Number : 00565891
Mail Address ;19767 SW 72nd Ave #100 Tualatin Or 97062
Telephone ! Owner: Tenant; County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred  : 12/08/2006 Loan Amount
Document # : 06-115133 Lender
Sale Price Loan Type
Deed Type - Interest Rate
% Owned : 100 Vesting Type
ASSESSMENT AND TAX INFORMATION
PROPERTY DESCRIPTION MetLand + $2,539,581
Map Page & Grid  : 687 B6 MsStructure  : $18,057,460
Census : Tract: 206.00 Block: 1 MkeTotal : $20,597,041
Improvement Type  : 310 Misc Yard lmpmvmenls M50 Assd Total : $12,754,551
Subdivision/Plat : West Oregon City % Improved . 88
Neighborhood Cd , 09-10 Taxes :$236239.80
Land Use : 201 Com,Commercial Land, Improved Exempt Amount :
Legal : SUBDIVISION WEST OREGON CITY 368 PT Exempi Type  :
:LTSEG&PT SEC LevyCode : 003002
' Millage Rate  :18.5220
PROPERTY CBARACTERISTICS
Bedrooms Building SF Stories
Bathrooms 1st Floor SF Garage SF :
Fireplace Above Ground SF Lot Acres 2311
Heat Type Upper Finished SF Lot SF 1 135,472
Interior Material: Unfin Upper Story Year Built
Exterior Finish : Upper Total SF Year Appraised :
Floor Caver Finished SF Appraisal Area
Roof Type Basement Fin SF School District 003
Roof Shape Basement Unfin SF Utility District
Foundation Basement Total SF

This title Information has basn fumished, without charge, in conformance with the guidelines approved by the State of Oregos Insu._. __
Commissioner. The Insuranca Division cautions intermediaries that this service is designed to benefit lhe uitimate insureds. Indiscriminate use
only benefiting Intermediaries will not be permifted. Said services may be discontinuad. No liability is assumed foc any errors in this report.




85/87/2010 16:17 FIRST AMERICAN TITLE + 15035879610

~* o . First American Title Insurance Company of Oregon
= An assumecd business name of TITLE INSURANCE COMPANY OF OREGON

This map is provided as a convenlence in locafing property

First American Titls Insurance Company assumes no liability for any variations as may be disclozed by an acrual survey

Reference Parcel Number 22E30CA03400

NO. 563
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2010 West Linn GIS Map Disclaimer, click here

WestLinnBasemap_ex1004v1
West Linn GIS Map Disclalmer: This product Is for informational purposes and may not have been prepared for, or be suitable for legal,
engineering, or surveying purposes. Users of this information should review or consult the primary data and information sources to
ascertaln the usability of the Information.

http://westlinnmaps.com/aspnet_client/ESRI/WebADF/PrintTaskLayoutTemplates/default.h... 6/4/2010
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FIRST AMERICAN TITLE - 1583587861 NO.558 0@21

ME

First American Title Insurance Company of Oregon

Clackamas (OR)

Prepared For: Prepared By:
Customer Service Department
222 SW Colambia St, Suite 400 - Portland, Oregon 97201
Fhone:; (503) 219-TRIO  Fax: (503) 790-7872

OWNERSHIP INFORMATION
Owner : West Linn Shopping Ctr Assoc LLC RefParcel Number : 22B30CA01800
CoOwner : 7:028 R: 02E 8:30 0:252
Site Address ;1570 Garden St West Lirm 97068 Parcel Number : 00565739
Mail Address ;19767 SW 72nd Ave #100 Tualatin Or 97062
Telephone : Owner: Tenant: County : Clackamas (OR)
SALES AND LOAN INFORMATION
Transferred : 05/16/2003 Loan Amount - 85,660,000
Documnent # : 003-061767 Muti-Parce] Lender : West Coast Bk
Sale Price : $5,400,000 Loan Type : Line of Credit
Deed Type : Bargain & Sale Interest Rate  :Fixed
% Owned : 100 Vesting Type : Corporation

ESS T ON
PROPERTY DESCRIPTION " ";SS S Nf?gng;’ TAX INFORMATI

Map Page & Grid ;687 C6 MiaStrueture  : $1,130,860

—— e s o e,

Census : Tract: 206.00 Block: 1 s
Improvement Type  : 132 Sgl Family,R1-3,1-Story (Basement) m::; Total - :}'?gz;;::
Subdivision/Plat  : West Oregon City % Improved 6l
Neghborkopd € ¢ , 09-10 Taxes :$20,865.61
Land Use : 201 Com,Commercial Land, Improved Exempt Amount
Legal : SUBDIVISION UNIT D WEST OREGON CITY Exempt Type
1469 LT 26 & PTLT 25 Levy Code : 003002
: Millage Rate  : 18.5220
PROPERTY CHARACTERISTICS
Bedrooms : Building SF : Stories : 1 Story-Bsmt
Bathrooms ; 1st Floor SF : 1,046 Garage SF :
Fireplace : Single Fireplce Above Ground SF ;1,046 Lot Acres - 93
Heat Type : Forced Air-Qil Upper Finished SF : Lot SF 140,394
Interior Material: Drywall Unfin Upper Story - Year Built 11947
Exterior Finish : Shake Upper Total SF : Year Appraised .
Floor Cover  : Campel Finished SF : 1,046 Appraisal Area
Roof Type : Composition Basement Fin SF : School District - 003
Roof Shape :Hip Basement Unfin S : 920 Utility District
Foundation : Conerete Basement Total SE : 920

This title information has been fumished, without charge, in conformance with the guidelines approved by the State of Oragon Ins
Commissioner, The Insurance Divislon cautions imermediaries that this service is designed o benefit the uitimate msureds. Indiscri
only benefiting intermediaries will not be pemmitted. Said services may be discontinued. No liablity is assumed for any errorz im
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B5/04/2010 @7:49 FIRST AMERICAN TITLE =+ 15835873610

+, First American Title Insurance Company of Oregon
s = An agrumed business name of TITLE INSURANCE. COMPANY OF OREGON

This mag i2 provided ax a convemence in locanng property
First American Tiile Insurance Company assumas no liability for any varictions as may be disclosed by an actuel survey

Reference Parcel Number 22E30CA01800

NO.558 0822
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2010 West Linn GIS Map Disclaimer, click here

WestLinnBasemap_ex1004vl
West Linn GIS Map Disclalmer: This product Is for Informational purposes and may not have been prepared for, or be suitable for legal,
engineering, or surveying purposes. Users of this Information should review or consult the primary data and information sources to
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FIRST AMERICAN TITLE » 15835879610

NO.558 (0811

> First American Title Insurance Company of Oregon

Clackamas (OR)
Prepared For: Prepared By:
Customer Service Department
222 SW Columbia St, Suite 400 - Portland, Oregon 97201
Phone: (503) 219-TRIO  Fax: (503) 790-7872
OWNERSHIP INFORMATION
Owner : West Linn-Wils Sch Dist #3) Ref Parcel Number  : 22E30CD04500
CoOwner : 7. 028 R:02E S: 30 0:252
Site Address  : 5290 W A St West Linn 97068 Parcel Number : 00567906
Mail Address . PO Box 35 West Limm Or 97068
Telephone : Owner:. Tenont, County : Clackamas (OR)
SALES AND LOAN INFORMATION
Trangferred : 08/01/1998 Loan Amount
Document # : 98-80657 Lender
Sale Price : $625,000 Loan Type
Deed Type : Warranty Interest Rate
% Owned 1 100 Vesting Type
PROPERTY DES ON mmﬁSSESSB{ES;ﬁI:SD TAX INFORMATION
Map Pagﬂ & Grid - 687 B7 m:rucm’e : 3266’780
Census ; Tract; 206.00 Biock: 2 MktTotal - $693 '273
Improvement Type : 142 Sgl Family,R1-4,1-Story (Basement) M50 Assd Total 3367’451
Subdivision/Plat  : West Oregon City % Improved 38
Nelghbarlload Cd 2 09-10 Taxes .
Land Use - 401 'I‘tact,Ttact Land,lmproved ExemptAmaum : $367 451
Legal 1368 WEST OREGON CITY PTLTJ Exempt Type  : Other
: Levy Code - ;003002
Millage Rate - 18.5220
PROPERTY CHARACTERISTICS
Bedrooms - 14 Building SF 12,746 Stories : 1 Story-Bsmt
Bathrooms :3.00 st Floor SF : 1,670 Garage SF :
Fireplace : Stacked Above Ground SF 1,670 Lot Acres :7.51
Heat Type : Forced Air-Qil Upper Finished SF - Lot SF 1327315
Interior Material: Drywall Unfin Upper Story Year Built ;1958
Exterior Finish : Bevel Siding Upper Total SF ; Year Appraised .
Floor Cover : Carpet Finished SF 12,746 Appraisal Area .
Roof Type : Composition Basement Fin SF 1 1,076 School Districr . 003
Roof Shape : Hip Basement Unfin SFF ;594 Utitity District
Foundation : Concrete Basement Total SF ;1,670

This titla information has been furnished, without charge, in conformance with tha guidelines approved by lhe State of Oregon Insurance

Commissloner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds, Indiscriminale use
only benefiting intermediaries will not be permitted. Ssid services may be discontinved, Ne fiabiRy Is assumed for any errors in thi

L~
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4 AMER
®° i

mu+ First American Title Insurance Company of Oregon

An assumed business name of TITLE INSURANCE COMPANY OF OREGON

Thix map iz provided as a convenienca in localing property
First Amarican Title Innuranca Company essumes no kiability for amy variations as may be disclosad by an actual survey

Reference Parce]l Number 22E30CD04500
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2010 West Linn GIS Map Disclaimer, click here

WestLinnBasemap_ex1004v1
West Linn GIS Map Disclalmer: This product Is for informational purposes and may not have been prepared for, or be suitable for legal,
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BOLTON TERRACE

APPLICANT’S PRE-APPLICATION DISCUSSION NOTES

DISCUSSION ISSUES:

1.

10.

11.

12.

13-

14.

13;

16.

Mixed Use
A. The “common wall”

B. Type II Lands

. Definition of “Building”

. Height Measurement ()U\ p (]E&éj)q

Clear Vision Area
Retaining Walls and Terracing Walls ﬁ\ | " B/{v
Shared Recreation Area
Private Outdoor Area
Setbacks
Landscape Plan Requirements
Variances
Density
Neighborhood Compatibility
Transportation Planning Rule
Parking
Engineering / Streets

Additional Staff Required Explanations and Information, CDC 55.070 (B)
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1. Mixed Use

Although the OBC zone allows residential use above the first floor of commercial
use, the OBC zone code has no provision for residential use in buildings separate
from commercial use, commonly referred to as “horizontal mixed use”. Therefore
this development concept requires either a code change to strike “only above the
first floor of the structure”, found at CDC 21.050 (2), or use of the PUD process in
Chapter 24. Of these alternatives the applicant leans towards the PUD process
primarily since, as the staff has indicated, a code change can take a long period of
time. Other criteria that could place this project in the PUD process, namely the
“common wall” criteria and the Type Il lands criteria, are briefly discussed below.
However, they are essentially moot issues since we agree that the Modified Plan
will require a PUD application as a result of the “horizontal mixed use™ character of
the project.

A. The “common wall”

The criteria set forth in Section 24.060 B. 2. is open to interpretation. The
applicant reads the language as ambiguous and confusing since, for example,
one duplex would be “more than 20% of the dwelling units”, because it would
be 100% of the dwelling units and would trigger the need for a PUD application
and approval. Also, the applicant points out that this provision exempts R-3 and
R-2 zones, which are the City’s highest density developments and since the
Modified Plan has greater density than R-3 and R-2 it can be concluded that it
was not the intent of the CDC to require the City’s highest density multi-family
developments to apply for PUD approval.

B. Type II Lands

The applicant takes the position that the site does not have Type II lands since
Type II lands, by CDC definition, requires the Subject Property to have certain
development constraints. As proposed the development of the applicant’s
property does not have development constraints that would preclude most types
of development.

The site is narrow, being over twice as long as it is wide. The site has areas,
along its northern edge and eastern end where slopes exceed 25%. Contributing
to the degree of slope is an old abandoned excavation on the east end of the site.
The side walls of this excavation have steep slopes contributing overall to the
degree of slope on the site. Modest re-grading in the eastern portion of the site
would lessen the degree and area of slope, qualifying the site as Type III land.
Slopes on the site appear to have been artificially created, by the construction of
Burns Street and what may have been previous historical alteration of the
landscape on the northern edge of the site as evidenced by the table flat nature
of the home sites directly north of the site. There is no evidence of any soil
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instability on the site, the site having remained stable even after slope alterations
of the site.

The criteria for identifying Type II lands is contained in CDC Section 02.030,
Definition of Specific Words and Terms and reads as follows:

“Type II lands. Lands which have constraints that are sufficient to preclude
most standard types of development. Constraints in these areas generally do not
constitute a health or safety hazard, but require the use of non-standard technical
design criteria.

Type II lands exist in the following areas:

Slope: All lands with slopes between 25 and 35 percent.
Drainage: All drainage courses.
Geology: All known mineral and aggregate deposits. (ORD. 1463)”

The subject site does not have constraints sufficient to preclude “most standard
types of development”, nor does the site “constitute a health or safety hazard”,
nor does construction on the site require “non-standard technical design
criteria”. There is no evidence of geologic instability despite previous historical
grading on and adjacent to the site. The applicant is proposing a standard
development generally allowed by the provision of the underlying zone and the
proposed project’s construction does not require “the use of non-standard
technical design criteria”. Many types of standard development could be
constructed on this site “without the use of non-standard technical design
criteria”. Construction of this project will use standard design and construction
techniques and, because of the project’s design, could improve slope stability by
terracing and grading the site to allow for underground parking and grade
transitions. For these reasons, the proposed development concept does not fit
the CDC definition of Type II lands.

The over arching purpose of overlay zones as they relate to Type II lands is to
facilitate development of sites that may not be possible without code flexibility.
In particular, there may be value in preserving existing land features that are
technically difficult to develop and then transfer the potential density from those
preserved areas to other more useable areas of the site. On this site, the area of
most severe slope is due to the abandoned excavations or grading that may have
occurred historically, and not to any special landscape feature or amenity. Also,
transfer of density is a non-issue in an OBC zone since density is determined
solely by the buildable “envelope” determined by permissible building heights
and setbacks, not land area.
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2. Definition of “Building”

On the Modified Plan three buildings are shown. The first building is a vertically
mixed use structure on the southwest corner of the Subject property. The ground
level floor is designated for commercial uses identified in Chapter 21, permitted or
conditionally permitted. The main entrance to this building faces north, fronting on a
surface parking lot, with a pedestrian access to Hood Street in close proximity to the
intersection of Hood and Burns Street. The second level of this building is designated
for residential use and is served by a stairway at the northeast corner of the building.

The second building is the western residential building located directly east of the
first building. This building will share the stairway of the first building. This
building is designated for residential use. The main entrance for this building faces
west and fronts on Hood Street. This building has a second stairway at its east end
and also an elevator at the same location.

The third building is the eastern residential building directly east of the western
residential building. This building will share the stairway and elevator located at the
east end of the second building. The main entrance for this third building faces south
and fronts on Burns Street.

The stairway mentioned above is enclosed in a fire protected shaft and accessed from
the exterior and interior of the buildings. Also, at each floor level the stairway is
accessed through fire protection doors.

Whether these buildings are separate buildings under code provisions is a subject that
has been discussed by the planning staff and the building official. There is no clear
definition of what constitutes a “building” in either the development code or the
building code. The consensus, however, is that they are separate buildings when
separate building permits can be issued for each building. Under that standard the
buildings shown in the development plan (separated by a heavy dotted line on the
development plan layout drawing) are separate buildings, just as zero lot line
buildings constructed side by side are separate buildings. As separate buildings each
building is measured for height separately.

A point of previous discussion, now moot, was raised by CDC 55.100 b. 3. which
states in part, “there shall be adequate distance between on site buildings . . . to
provide for adequate light and air circulation and for fire protection”. This statement
does not speak to whether the proposed buildings are separate buildings. Rather, it
raises the question of whether there is adequate light and air for these buildings. The
buildings are designed to provide adequate light and air for the occupants from the
north and south and for the end units, from the east and west as well. There appears to
be no code provision requiring “light and air” from four sides. The distance between
the east and west walls of the inside units is irrelevant. Fire protection can be
provided by building interior fire sprinklers and the use of appropriate fire resistant
building materials at the separation interface.
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3. Height Measurement

Height is measured from the front elevation if there is a less than 10 foot difference
between front and rear elevations. Ifless than a 10 foot difference exists the point
of measurement is the grade elevation “five feet out from the exterior wall at the
front of the building.” See Chapter 2 Definitions under Building Height.

Chapter 41 does not define “grade”. However, on sloping sites it is customary to
“adjust” grades around buildings from natural grades. They are “finish” grades.
CDC Section 2.00, Definitions, defines Grade, Ground Level as “the lowest point of
elevation of the finished surface ....” The grades shown on the plans are
permissible. See Planning file for 1800 Blankenship Rd for precedent using finish
grades for measuring height where a building height of 55 feet was approved.

The front of the first building, the vertical mixed-use commercial building, is facing
north and fronting on the surface parking lot. To achieve the desirable zero setback
on the south side of the building the change in grade on Hood Street, sloping down
toward Burns prevents an entrance located facing Burns. The grade elevation 5

feet out from the north exterior wall is 127 feet. The grade elevation at the south of
the building is 121 feet. These measurements result in a six foot difference between
front and back elevations, therefore a measurement for height from the front of the
building controls.

The site plan shows the mixed use commercial building having a height
measurement of 32 feet from a point 5 feet out from the north exterior wall. This
height measurement is consistent with the height of this building shown on the
south elevation study. The maximum height allowed in the OBC zone on this
portion of the site is 45 feet and therefore the building is 13 feet below the height
limit.

The front of the second building, the western residential building, is facing west and
fronting on Hood Street. The grade elevation 5 feet out from the exterior wall is
127 feet. The grade elevation at the back of the building is also 127 feet. Since
there is no difference in grade elevation comparing the front of the building to the
back of the building, the height measurement is from the front of the building.

This second building is traversed by a height setback line. This height setback area
applies in the OBC zone when the OBC lot has a common property line with a low
density residential zone. CDC 21.070 A. 7. states that structures within 50 feet of
the residential zone are limited to 35 feet in height. Therefore the height of the
second building must be measured (1) five feet out from the exterior wall within the
50’ setback area and (2) five feet out from the exterior wall outside the 50” setback
area. As noted on the site plan and elevation studies the height of this building
within the height setback area is 35 feet and the height of this building outside the
setback area is 45 feet. These height measurements comply with CDC 21.070 A. 7.
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The front of the third building, which is the eastern residential building, is faces
south and fronts on Burns Street. The grade elevation five feet out from the exterior
wall both at the front and back is 104 feet.

This third building is traversed by the same height setback line as described above.
Therefore the height of the third building must be measured (1) five feet out from
the exterior wall within the 50 foot setback area and (2) five feet out from the
exterior wall outside the 50 foot setback area. The site plan and elevation studies
show the height of this building within the height setback area as 35 feet and the
height of this building outside the setback area as 45 feet. These height
measurements comply with CDC 21.070 A. 7.

The buildings are designed and sited to provide the maximum buffer from the two
residential lots bordering the north property line and to provide a reduction in
building mass by stepping the buildings with the slope of the site.

The CDC provides for a 7 % foot interior side yard setback with a 35 foot building
height limit within an area 50 feet from a residential zone. In the applicant’s
development plan the buildings meet the 35 foot height limit but are removed 20
feet from the residential zone in deference to the neighborhood.

Also, the commercial building is sited 75 feet or more from the residential zone and

although a 45 foot high building is allowed in this area the commercial building is
limited to 32 feet, again in deference to a neighborhood buffer.
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4. Clear Vision Areas

The applicant’s plans show a clear vision triangular area formed by the intersecting
right-of-way lines along Burns Street and Hood Street 30 feet in length. This area
complies with the requirement of CDC 42.040.

The plans also show the second story of the first building, the commercial mixed-
use corner building, extending horizontally over the clear vision triangular area a
distance of 5 feet. The underside of the cantilever is 10.1 feet from the ground of
the clear vision triangular area. This cantilever is analogous to a roof soffit.

The code states, “A clear vision area shall contain no planting, fence, wall, structure
or temporary or permanent obstruction (except for an occasional utility pole or tree)
exceeding three feet in height, measured from the top of the curb, or where no curb
exists, from the street centerline grade, except that trees exceeding this height may
be located in this area, provided all branches below eight feet are removed.”

The intent of clear vision areas is to assure lookout safety for vehicle drivers
approaching an intersection. The above quoted language describes the protected
vertical clear view area as that space above 3 feet and below 8 feet.

The applicant’s second story extension is well above this protected area and
therefore does not violate the area described in 42.040.

According to the West Linn building official, there is nothing in the building code
that prohibits a structure from overhanging a clear vision area, as long as the
required vertical vision clearance is provided.

The driveway serving the west residential building fronts on the south portion of
Burns Street. The site plan shows compliance with the clear vision area for this
driveway.

The driveway serving the east residential building fronts on east portion of Burns
Street. The site plan and street plan notes that a section of right-of-way may be
dedicated to the applicant in this area. The clear vision area would be affected by
such a dedication. The drawings will be amended to conform to any dedication
decision.
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5. Retaining Walls and Terracing Walls

The Development Plan Layout has spot elevations for all retaining and terracing
walls. A “Key” on this sheet identifies seven categories of spot elevations covering
all required elevations. None of these elevations are in conflict with any provision
of the CDC.
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6. Shared Recreation Area

The West Linn CDC at 55.110 F. requires shared outdoor or indoor recreational
space of 200 square feet for multifamily units. The submitted plan shows twenty
two bedroom residential units and therefore 4,000 square feet of space is required.
The submitted plans show a shared outdoor area of 4,014 square feet. This area has
a walking path with occasional benches. The path continues around the building to
applicant installed sidewalks abutting the property on the east, south and west sides,
enabling residents to be able to walk in a loop around the entire site.
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7. Private Outdoor Area
The CDC requires a 48 square foot private outdoor area under section 55.110 E. The

plans identify an outdoor patio for each residential unit of 50 square feet (5* x 10°)
and therefore the planned private outdoor areas are in compliance with the CDC.
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8. Setbacks

The OBC zone setbacks are found at 21.070. They are (1) interior side yard, 7 4
feet; (2) side yard abutting street, 15 feet; (3) rear yard, 25 feet; (4) no front yard
minimum is stated and therefore is zero. This code section also states that for
developments under PUD provisions the setbacks may be modified.

The Plan Layout shows the commercial building to have a zero setback from Burns
Street. This is the preferred siting of the building since it will continue the Village
setting of West Linn Central Village. The preferred Hood Street setback is also
zero; however, the clear vision area prevents the corner commercial building from
reaching closer to the right of way than 10 feet, as shown on the Development Plan
Layout, except for the Portico Entry, which is set near the Hood right of way line.

The second and third buildings are setback 20 feet from the south and east Burns

frontage and setback 20 feet from the north property line. Porches, up to five feet,
are a permitted encroachment into the setback area. See Chapter 38.
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9. Landscape Plan Requirements

Applicant’s submitted Landscape Plan shows that 36.3% of the site is landscaped.
Chapter 54 requires 25% gross area landscaped when the site is for residential use
and 20% when the site is commercial use and therefore the landscape coverage
complies with Chapter 54.

The landscape plan also shows compliance with the other requirements of Chapter
54. There is a minimum 10 foot landscape strip buffering the surface parking area
from Hood street. There is a minimum 5 foot landscape strip buffering the parking
area from the adjoining residential parcels. The minimum 5% landscape area
required for the interior of the surface parking lot is increased to 6.3%. In the
present case the interior of the parking lot includes the landscaped areas adjacent to
the main entrance of the western residential building and the landscape strip north
of the mixed-use commercial building sidewalk.
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10. Variances
The applicant has submitted a Variance Narrative discussing three variances: (1)
Height of the second and third residential buildings; (2) the PUD transition

requirement; and (3) Significant Trees.

The narrative, with exhibits, is comprehensive and responsive to all variance criteria
listed in CDC 75.060.

However, since the drafting of the Variance Narrative the applicant has revised the
development plan to eliminate the need for a Height variance. That section of the

Narrative is disregarded.

For the development plan submitted no additional variances are needed.

Page 13






11. Density
Relevant density considerations include the following:

A. A specific residential unit density is not defined by the OBC zone. Rather,
residential density in the OBC zone is defined through setbacks, heights,
coverage limits, landscape requirements and the like. Residential use is just one
of many identified uses allowed in this zone.

B. The applicant’s property right is the right to develop and use the property in
substantially the same manner as other owners of OBC zoned properties. This
is a fundamental right that accompanies title to property. This right cannot be
degraded by imposing standards of other zones on the applicant’s property.

C. The degree of density is determined by the provisions of the West Linn CDC.
“High” density in the proper location is beneficial to the community and local
government. The addition of households through development of an infill site
can: (1) strengthen the community economy generally; (2) increase the
profitability of local businesses; (3) increase the utilization of public facilities,
such as a library, parks, schools and transportation services, and 4) is consistent
with the aspirations of “Imagine West Linn”. This visionary document
describes future development trends as follows:

Community Development Trends

As urban land values continue to increase, West Linn’s neighborhoods and
town centers will experience significant redevelopment pressure. West Linn is
already transitioning from a developing city to a redeveloping city.

National and regional development trends indicate a shift away from suburban
forms of development — i.e., neighborhoods primarily consisting of automobile-
oriented subdivisions with large single-family homes — to more mixed use
neighborhoods with a variety of housing types and lot sizes within walking
distance of parks, schools, and neighborhood-oriented commercial services.
The concept of the mixed-use neighborhood is no longer “a vision”; itis a
reality in the marketplace. West Linn’s planning program will be called upon to
find better ways to interconnect the town’s older subdivisions, while guiding
new development and redevelopment.

“Imagine West Linn” also describes the preferred future vision for the City.
That vision is described, in part, as follows:

“The notion that there should be some singular core commercial area that
would provide for all the needs of the City was quickly put aside out of
deference to the distances involved and in particular, the varied topography of
West Linn.

Page 14






Consequently, the mixed-use commercial centers of Willamette, Robinwood,
Bolton and Tanner Basin provide neighborhood services at a “village-scale”
that is compatible with the adjacent neighborhoods. A variety of housing is
provided to meet the full range of housing needs in the community, with higher
density housing clustered around the village centers. In recognition of the value
of having seniors remain in the City, close to their families, the community
provides housing opportunities for the elderly and those on fixed incomes.”

The City’s vision also contemplates increased densities along transit corridors
with the subject site being located within one block of the Highway 43 transit
corridor. Commercial Development Action Item No. 2 states: “Continue to
plan for mixed use development and increased development densities along
transit corridors.”

D. Adding to residential density does not necessarily mean creation of traffic
problems. The applicant’s site borders a single family zone. Itisnotina
residential neighborhood. Two of the driveways to the site are across from
OBC and GC zones. The third driveway is across from a single family zone,
but does not conflict with any other single family driveway access. Traffic
related to this project is not through a residential neighborhood. Rather, it is
primarily on arterials and through commercial zoned properties.

E. Improvement coverage’s on the Subject Property are well within code limits and
do not overuse the site:

1. CDC 21.070 6. limits lot coverage to 50%. The applicant’s Plan Layout
limits coverage to 44.3%.

2. CDC 54.020 E. requires a minimum landscaped area for residential uses of
25% of the site and for non-residential uses a minimum of 20% of the site.
The applicant’s Landscape Plan identifies 36.3% of the site for landscaping.

3. CDC 21.070 A. 4. requires a setback of 7 4 feet from an interior side yard.
The applicant’s plan expands this setback to 20 feet for the interior side
yard.

F. The visibility of parked cars in relationship to density is minimal. An outright
permissible use in the OBC zone is “Parking Facilities”. This means the lot
could be used exclusively for exposed automobile parking. The applicant’s
development plan screens vehicle parking by use of underground parking for
both residential buildings. Because most on-site parking is underground, the
only parked cars visible will be those using the 12 car surface parking accessed
from Hood Street. This parking area is largely hidden from view by the
commercial building at the corner of Hood and Burns and the landscaping along
Hood Street. In addition this parking lot will be buffered from the two adjacent
northern residential lots by walls or fencing and landscape screening. The
applicant has had discussions with both neighbors to determine their buffering
and screening preferences.
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Bolton Neighborhood Plan Policy 3.3 of Goal 3 states: “Emphasize and
accentuate buildings, public spaces, and landscaping within the Bolton Central
Village over parking and service areas. Action Measures implementing Plan Policy
3.3 encourages “covered or stacked parking.” Bolton Terrace proposes a total of 43
parking spaces. Thirty-one spaces are located under the two residential buildings
and the remaining spaces are in the surface parking lot screened by the commercial
building to the south and screened from the west by landscaping along Hood Street.
These car spaces serve the commercial uses in the mixed use building and also the
two second floor residential units.

. As stated under Section 3 above, Height Measurement, the applicant’s
development plan sites the buildings a greater distance from the residential zone
than required by the CDC. The density of the multi-family units has not
impeded siting the buildings in consideration of neighborhood buffering.
Centering the buildings on the Subject Property not only provides greater
distance from the two residences but also allows for landscape buffering not
otherwise available if the 7 % foot setback was utilized.
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12. Neighborhood Compatibility

As an OBC zoned property the subject site is an integral component of the Bolton
Center Village area as identified by the “Imagine West Linn” vision. Development
on the subject site is positioned to support the adjacent retail, commercial and
service uses of the Village, as well as take advantage of those uses. The intent of
the OBC zone is to provide a transition from the General Commercial zone to
residential zones. As planned, the proposed horizontal mixed use project is both a
transition use within the site and a transition zone.

The subject property is located on the northeast comer of the intersection of Hood
Street and Burns Street. The dominate feature of this intersection is the new West
Linn Central Village retail center, located on the southwest corner. Within a block
of the site is the West Linn Library, the West Linn Post Office, a bank, a high end
grocery store, a variety of retail shops, multiple office spaces, Maddax Woods Park
(7 AC) and a bus transit stop. Three blocks from the subject property is the West
Linn High School and the Hammerle Elementary School.

The property to the west of the site is zoned OBC. A single level office building is
located on this property. The properties to the south are zoned General
Commercial and contain a converted residential commercial use and a single
family residence. The current uses on these sites are relatively low intensity uses
and could be redeveloped in the future to accommodate increased demand for
development with walking distance of shopping and services.

The properties located east and north of the site are zoned low density residential.
Contiguous to the north property line there are two residential lots occupied by
single family dwellings. The topography of the area places these dwellings twelve
to twenty feet lower than the subject site’s elevations. The view south from these
two properties is into a sloped bank of earth and vegetation.

The north east corner of the Hood and Burns intersection is the visual focal point
for those entering the Village on either Burns Street or Hood Street. The primary
architectural feature currently at the intersection is the existing retail building, part
of the West Linn Village Center, located on the southeast corner of the intersection.
This retail building has a height of 45 feet. The elevations of all the properties at
the Hood an Burns intersection are similar. The applicant is proposing a
development that would place a 32 foot two-story mixed use building on this
corner. The proposed preferred development plan for the site, in terms of land use,
scale and architectural features is compatible and complementary to the
surrounding area.

The project has been designed to provide greater neighborhood compatibility than
provided by the standards of the OBC zone in which the site is located. Adjacent
to a low density residential neighborhood, the applicant developed alternative plans
for the site. Consistent with the permitted uses in the OBC zone, the subject site
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could be developed solely for commercial office or other uses less compatible with
the adjacent residential development. However, the applicant, who has owned this
site for a number of years, has always felt the site was best developed as primarily
residential, with a minor commercial emphasis at the intersection of Hood and
Burns Street. In order to evaluate alternative development scenarios on the site, the
developer prepared two plans which illustrate the differential impact each plan
could have on adjacent uses and to show the increased compatibility a quality
residential plan would have over a more commercially oriented development.

The initial plan, consistent with the standards of the OBC zone, created a
development that was not compatible with the adjacent residential neighborhood
because it placed buildings 7.5 feet from the northern property line providing little
room for transition between the proposed mixed-use buildings on the subject site
and the two adjacent residential homes. Because of the OBC zone standards, the
initial plan required two widely separated buildings on the site with surface parking
between the two buildings, creating a more commercial looking development than
the alternative plan subsequently created. The initial plan also created commercial
space that was likely to remain vacant and unused because of its location downbhill
on Burns Street, visually and physically separated from the adjacent commercial
neighborhood and potential customers or clients.

The alternative plan creates a horizontally mixed-use development of residential
character, rather than the vertical mixed-use commercial character of the plan
meeting the OBC standards. The alternative plan provides an attractive small
commercial building at the intersection of Hood and Burns Streets and two high
quality, well designed, adjacent residential buildings, moving from west to east set
back 20 feet from the northern property line. The additional setback allows a much
better transition between the mixed-use OBC site and the two single family homes
directly adjacent to the site. The additional building setback of the alternative plan
provides room for additional landscape buffering, and provides the opportunity to
provide more privacy for the adjacent property than would adjacent buildings with
a 7.5 foot setback. The alternative plan is consistent with the aspirations of the
“Imagine West Linn™ vision which anticipates “that as the City transitions from a
developing city to a redeveloping city”, housing design should “be sympathetic to
surrounding homes.” The alternative plan is clearly more sympathetic to the
adjacent homes than a project conforming to the standards of the OBC zone.
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13. Transportation Planning Rule

A. Applicant’s commercial building is located at the NE corner of Hood Street and
Burns Street. This building has a zero setback from Burns and is located as

close as possible to Hood without violating the clear vision requirement of
Chapter 42. CDC 55.100 (B) (7) (a).

The building has a public entrance on the north side of the building, adjacent to
a surface parking lot. An entrance on Burns Street is not feasible since the
building is set at the desired zero setback from Burns and a sloping elevation
change occurs along the Burns Street sidewalk. In addition, an entrance along
Hood Street is not practical because of a combination of the clear vision area
requirements and the sloping sidewalk grade along Hood Street and down and
around the intersecting Burns Street sidewalk. The necessary elevation for an
exterior entrance landing on the angular portion of the building would be in the
clear vision area.

An eight foot wide sidewalk accessway from Hood Street serves the entrance to
this building as well as the main entrance to the west residential building. CDC
55.100 (B) (7) (d) and (e). In addition, a Portico Entry arching over this
accessway at Hood Street serves to invite the public toward the entrances to
these buildings. CDC 55.100 (B) (7) (f).

B. The parking for the multi-family buildings in this project are located out of sight
under two building. In addition a surface parking lot, partially residential in
use, and partially commercial in use is located north of the commercial building.
The lot is screened behind the commercial building from Burns Street and is
screened by landscaping along Hood Street. CDC 55.100 (B) (7) (b).
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14. Parking

A. Parking for the commercial building is the surface parking lot described above.
This parking lot provides 12 car spaces allocated as follows:

1) Six car spaces for 2,100 SF of commercial space. 46.090 (C) (2) requires
one space for every 350 SF of commercial space.

2) Three car spaces for the two residential units above the commercial space.
46.090 (a) (3) (c) requires 1.50 spaces for each 2 bedroom residential unit.

3) Two car spaces for visitor residential parking. 46.090 (A) (3) (e) requires 1
space for every 5 residential units (20 units requires 4 spaces). This
requirement is offset by two spaces as a result of the 100 lineal feet of
abutting Burns Street parking.

4) One car space for persons with disabilities. 46.090 B.

B. Parking for the east and west residential buildings is provided as required under
CDC 46.090 (A) (3) (c), which is 1.5 car spaces for each two bedroom unit.

1) The west residential building has 19 car spaces for 12 residential units.

2) The east residential building has 12 car spaces for 6 residential units.

3) The requirement for visitor parking is noted above in paragraph A. 3) and is
met.

Overall, the ratio of residential units to car parking spaces is 1.85 spaces for
every residential unit.

C. Parking for bicycles is provided as required under CDC 46.090 (D) (3).

1) One space for each residential unit for a total of 20 spaces.
2) Two spaces for 2,000 SF of office space.
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15. Engineering
STREET IMPROVEMENTS

The engineering department for the City of West Linn is requesting the
following:

A. For Burns Street South, on the southern side of the site, the City requests a
Y2 street improvement within the existing 50 foot right-of-way, including a
16 foot wide street improvement north from centerline and an adjacent 8
foot curbside sidewalk with tree wells, and on-street parking. The sidewalk
standard reflects the existing OBC, Office, Business, Commercial, and GC,
General Commercial zoning on both sides of Burns Street in this location.
Curb extensions will be needed at the Burns and Hood Street and the Burns
and Cascade Street intersections to facilitate traffic calming and pedestrian
crossings.

B. For Burns Street East, on the eastern side of the site, the City requests a %%
street improvement. The vacation of a portion of Burns Street adjacent to
the Subject Property was discussed and supported by the City presuming
there is excess right-of-way not needed by the planned street improvement
as agreed to by the City and the applicant. There would be no parking on
this section of Burns Street due to the location of eastern residential
driveway and its proximity to the intersection of Burns and Cascade Street.
Because the subject is at its narrowest on its eastern end, there is inadequate
space to safely accommodate additional parking.

C. For Hood Street, on the western side of the site, the City requests a 2 street
improvement within the existing 40 foot right-of-way, including a 12 foot
wide street improvement east from centerline and an adjacent 8 foot wide
sidewalk with tree wells. No parking will be designated on this section of
Hood Street. The applicant will provide a 4 foot wide public utility and
access easement parallel to Hood Street for public improvements that are
found to be necessary.

D. Amendments to the Traffic Study by Hann Lee and Street drawings by Bob
Foster conform with the above descriptions of street improvements, the
discussed changes of the intersection of Hood Street and Cascade Street and
revised centerlines on Hood Street, south Burns Street and east Burns Street.
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16. Staff Required Explanations and Information, CDC 55.070 (B)
Please review any topics not discussed above that are required inclusions in

Staff Pre-App Notes or in the case of this development plan, may become
optional inclusions in the Staff Pre-App Notes.
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WEST LINN COMMUNITY DEVELOPMENT CODE / REQUEST FOR VARIANCE

BOLTON TERRACE

PURPOSE:

Because of the exceptional and extraordinary physical nature of the subject site, the
applicant requests consideration of variances to allow mixed use development in a
manner that would create a public benefit, where a literal interpretation of the
Community Development Code (CDC) would unnecessarily limit development options
more appropriate for community compatibility.

The variances are necessary to meet the purposes of CDC Section 24.010, Planned Unit
Development which are quoted from the CDC as follows:

The purpose of the Planned Unit Development overlay zone is to provide a means for
creating planned environments:

A.

To produce a development which would be as good or better than that resulting from
traditional lot by lot development.

To preserve, to the greatest extent possible, the existing landscape features and
amenities through the use of a plan that relates the type and design of the
development to a particular site. '

To correlate comprehensively the provisions of this title, and all applicable plans; to
encourage developments which will provide a desirable, attractive, and stable
environment in harmony with that of the surrounding area.

To allow flexibility in design, placement of buildings, use of open spaces,
circulation facilities, off street parking areas, and to best utilize the potentials of sites
characterized by special features of geography, topography, size, and shape.

To allow a mixture of densities between zoning districts and plan designations when
more than one district or designation is included in the development.

To develop projects that are compatible with neighboring development in terms of
architecture, massing, and scale. Where that cannot be accomplished, appropriate
transitions should be provided that are deferential or sympathetic to existing
development.

To carry out the goals of West Linn’s Vision, Imagine West Linn; especially goals
relating to housing, commercial, and public facilities.



SITE LOCATION:

The subject site is located in the Bolton Neighborhood at 1575 Burns Street, Clackamas
County Parcel Reference Number: 22E30BD02501. The site is bordered on the west by
Hood Street, and on the south and east sides by Burns Street.

ADJACENT ZONING / LAND USE

North: R-10, Single Family Residential Detached / Single Family Residential
West:  OBC, Office Business Commercial / Office

South: GC, General Commercial / Office, Single Family Residential

East:  R-10, Single Family Residential Detached / Single Family Residential

DEVELOPMENT CONTEXT:

Located adjacent to West Linn’s Bolton Central Village, the proposed mixed use project
is located on the northeast corner of Burns and Hood Street providing an excellent
opportunity for mixed use infill development supporting and enhancing the Bolton
Central Village development and the Bolton Neighborhood. The Village provides a
central focus for the Bolton Neighborhood, providing a successful mix of land uses
including the West Linn Post Office and Library, a grocery store, bank, and a mix of
other specialty retail and office uses. The proposed site is located within a block of
grocery, post office and library services and also a block from transit services located on
Willamette Drive, connecting West Linn with Lake Oswego, Portland and Oregon City.

The Olson property is located at the interface of West Linn’s more intensive Village
Center, General Commercial (GC) zone and the lower density Single- Family Residential
Detached (R-10) zone. The property is zoned Office-Business Center (OBC) allowing
intensive development of a mixed array of uses, including business equipment sales and
services, offices, family day care, indoor participant sports and parking facilities. Multi-
family residential uses are allowed as a use in conjunction with commercial uses only
above the first floor.- Eating and drinking establishments are also an allowed use in the
OBC zone, subject to a 20% floor area and drive-through limitation, as are indoor small
animal sales and service uses. Day care centers, heliports, transient lodging and
convention facilities, public safety offices and vehicle fuel sales are some of the uses
allowed with conditional use approval in the OBC zone.

The property owner, Rolf Olson, has owned the site for several years, wishing to
eventually improve the site with quality residences in a quality neighborhood in which he
could eventually reside. Mr. Olson wishes to develop a quality mixed use project
emphasizing residential uses compatible with both the Bolton Village Center uses and the
adjacent single family residential development. The proposed project is a horizontally
mixed use project with predominately underground parking, including a corner
commercial building located at the intersection of Hood and Burns Street, and a 20
dwelling unit residential component sited along the Burns Street Frontage. The project’s
residential component would be developed as elevator served single level one or two
bedroom dwelling units, suitable for smaller families or individuals or couples



downsizing from larger homes in the community. The owner’s desire is to provide West
Linn a quality alternative housing type not currently available in the community.

The site size is .633 acres or 27,573 square feet. The site is much smaller than other
OBC zoned sites in West Linn (Exhibit A). The site slopes gently eastward, with steep
slopes along the site’s northern and eastern sides and a portion of the south side. The site
is approximately 253 feet long, east to west and has an average lot depth north to south of
approximately 107 feet. The existing elevation difference between the subject site and
the average base elevations of the single family residential parcels to the north ranges
from 12 feet to over 20 feet.

The OBC, Office Business Commercial zone allows OBC structures within 50 feet of a
residential zone to be constructed 3-stories or 35’ feet high within a 7.5 setback. Beyond
50 feet from a residential zone OBC structures are allowed to a height of 45°. The
applicant developed an original plan that would take advantage of this code allowance
(Exhibit B—OBC Plan). However, the applicant does not feel that the type of project
allowed in the OBC zone is in the public interest, because an alternative development
proposal (Exhibit C — Modified Plan) provides an opportunity to create a development
that can be better integrated into the Bolton Neighborhood and the Bolton Central Village
development. However developing an alternative concept requires consideration of
variances to provisions of théCity’é Community Development Code, specifically
provisions related to building height, use transitions and significant trees.

The previous material is intended to be referenced and included as justification for each
of the requested variances. The specific variances requested are described below.
Individual responses to the three variance requests and the six variance criteria for each
requested variance follow:

VARIANCES REQUESTED :

HEIGHT VARIANCE

A variance is requested to allow flexibility to the building height code standard of 35°
found at CDC 21.070 (A) (7) for those portions of the residential buildings located within
50 feet of a low density residential zone.

PUD TRANSITION VARTANCE

A variance is requested to remove the 40- foot wide berm requirement as stated by CDC
24.140 (B) (3), as a transition between the OBC zone and the residential zone along the
north property line.

SIGNIFICANT TREE VARIANCE

A variance is requested to allow development to occur without the preservation of a
significant tree cluster as required by CDC 55.100 B. 2 a. — f.

(5]



REQUEST FOR VARIANCE — HEIGHT

Pursuant to CDC Section 75.050, the applicant submits this narrative to address the variance
criteria set forth in CDC Section 75.060. The underlined sections below signify the applicable
approval criteria and the text following each criteria provides a narrative response to each
criterion and refers to evidence in support of the variance request. The request is to allow a
variance from the requirements of CDC Section 21.070 A. 7. which requires that “the maximum
building height shall be two and one one-half stories or 35 feet for any structure located within
50 feet of low or medium density residential zone and three and one-half stories or 45 feet for
any structure located 50 feet or more from a low or medium density residential area.” The
applicant requests a variance to allow the construction of two adjacent residential buildings with
a height of 40.4 feet and 36.4 feet within 50 feet of a low density residential zone, exceeding the
OBC 35-foot height requirement by 5.4 feet and 1.4 feet, respectively.

The criteria listed below refer to “other properties in the same zone or vicinity”. These other
properties are listed on EXHIBIT A, attached to this narrative.

1. Exceptional or extraordinary circumstances apply to the property which do not apply
generally to other properties in the same zone or vicinity, and result from lot size or shape,
legally existing prior to the date of this ordinance, toDOErath or other circumstances over
which the applicant has no control.

The size of the property is .62 acres. This is a smaller parcel than all other OBC zoned
properties with the exception of three parcels. The code applies restrictions, such as setbacks
and height limits, generally without consideration of lot size. Consequently the subject site is
disproportionately impacted by code requirements reducing development flexibility,
negatively impacting the ability to create a development alternative that would better address
impacts to adjacent residential development.

The shape of the Subject Property has a greater disproportionate ratio of width to length
(approximately 1 to 2.5) than all other properties in the same zone or vicinity. This
disproportionate ratio means that as width decreases and length increases code setback or
height limits applying to the long side of the property are more restrictive to development
than code provisions that may apply to the short side of the property. Although the Subject
Property is bordered on three sides by public streets, the longest side of the lot is contiguous
to a residential zone.

As noted, the site is long and narrow, having dimensions as follows: (1) 252.31 feet from the
southwest corner to the southeast corner; (2) 112.09 feet from the southeast corner to the
northeast corner; (3) 254.37 feet from the northeast corner to the northwest corner; (4) 114.69
feet from the northwest corner to the southwest corner In addition the Subject Property has a
descending slope eastward which, on average, approximates the adjacent Burns Street slope
of approximately 12%. (Exhibit D). The shape, slope and topography of the property
constitute exceptional or extraordinary circumstances as discussed below.



The long and narrow shape of the lot has a disproportionate ratio of length to width as
compared to other OBC zoned lots in the City and within the vicinity of the subject site. In
addition, this disproportionate ratio is amplified by the location of the longest side of the
Subject Property being contiguous to a residential zone to the north. No other properties in
the City zoned OBC, Office Business Commercial, have this property’s size, configuration
and relationship to adjacent residential property. Other sites zoned OBC accommodate taller
buildings without a required variance because these structures are located on much larger
sites than the subject site. See Exhibit A., Property Numbers 1, 2, 3, 4 and 5.

Tax Lot 2501 was legally created in 1974 prior to the date of adoption of the West Linn
Community Development Code which was adopted December, 1983. Historically, the
subject site was originally used for agricultural purposes as a fruit orchard with a barn and
farm residence. The site slopes gently eastward, with the slopes steepening along its northern
and eastern sides. The grades on the site existed in the mid 1950’s and were most likely
established earlier in the 20™ Century for farming and the construction of Burns Street. The
easterly portion of the site was modified for construction of a home that was planned at one
time, but not constructed.

The site’s relationship to the adjacent low density residential zone affects the flexibility to
construct alternatives to OBC zone requirements that would be more compatible with the
adjacent residential neighborhood. This is because the subject site is located within 50 feet of
the adjacent residential zone requiring the OBC zone maximum building height of 45° be
reduced to 35’ within 50° of the adjacent low density residential zone. The code height
reduction line splits the approximate center of the length of the Subject Property. The result
is that approximately half of the developable area is on the 45” height side of the line and the
other half is on the 35’ side of the line. This height reduction covers approximately 46% of
the property causing design challenges that deter siting a structure in the center of the parcel,
allowing a greater setback from the adjacent low density residential area north of the site. If
the same size property bordered a residential zone on the short side of the parcel the area
covered by the 50° wide setback height reduction would be 23%.

In the OBC zone buildings can be located within 7 ' feet of a residential zone without a
variance. Roofs of those buildings could be stepped from 35’ to 45° moving south, away
from the residential zone (OBC Plan — Exhibit B), as required. However, as the CDC
requires consideration of residential zones in project planning, the residential buildings
shown in the Modified Plan (Exhibit C) have been pulled away from the residential zone and
use an increased 20° setback rather than the allowable 7 %4” setback, to reduce the impact on
the adjacent residential area by reducing the impact of building bulk relative to the adjacent
residential area, as well as increasing privacy. This results in the buildings being centered in
the parcel. This means that since the 50’ setback line runs through the approximate center of
the Subject Property, residential buildings are split by that line making it difficult to construct
a residential structure with an even, consistent roof height, necessary in an elevator served
building requiring level floors with a minimum of stairs. The applicant believes that the
center of the property is the most appropriate location for development giving due
consideration to surrounding uses.

Although the majority of the buildings, that is, the portion south of the 50” setback, could be
45’ in height and four stories as shown on the OBC Plan (Exhibit B), the Modified Plan



buildings are held to three stories and a consistent height of 40.4" and 36.4° requiring a
height variance of 5.4 feet for the main residential building and a height variance of 1.4 feet
for the east residential building. The building heights strike a height compromise in
deference to a uniform level roof design of structures centered on the property and accepts a
stepped roof design east to west, rather than north to south. The Modified Plan allows the
building to be pulled away from the northern property line, reducing the impact on the
adjacent single family residential properties and allowing a project design that is more
compatible with the adjacent residential and commercial neighborhoods

None of the OBC zoned properties developed in the vicinity has attempted to integrate
commercial and residential uses on a single lot. This proposal is an opportunity to contribute
to a sustainable West Linn community by use of an infill mixed use site near major
transportation nodes and an existing community and retail center. The other OBC zoned
parcels in the vicinity lend themselves to development with a single level roofline since the
developments were not constrained by narrow lot features or the existing cross slope on the
site. Compliance with code height limits of the CDC leads to an across the slope stepped
roof design depicted in the OBC Plan (Exhibit B). A stepped roofline is the typical method
for reducing the appearance of bulk but not across a slope where, in this case, there is the
option of stepping down a slope. This site lends itself to the Modified Plan (Exhibit C)
where buildings are stepped down the slope, west to east, and developed with a 12.5” greater
setback than allowed in the OBC'zone.

The Modified Plan has approximately 20% less square footage than the previously submitted
pure OBC Plan having a 35’ building height, located 7 %2’ from the north property line.

. The variance is necessary for the preservation of a property right of the applicant, which is
substantially the same as a right possessed by owners of other property in the same zone or

vicinity.

While the applicant could build an OBC compliant development on the site as shown by the
OBC Plan (Exhibit B) the resulting development character would harm the adjacent property
by allowing construction of a 35 high building 7.5” from the northern property line. The
policies of West Linn Comprehensive Plan and CDC contemplate the need for adequate
transitions between developments of different intensities. In this case the OBC zone allows a
much higher development intensity than the adjacent low density residential zone. The
applicant wishes to provide a better transition between the different intensity uses through the
use of the alternative. Modified Plan and wishes to preserve his property right, which is
substantially the right possessed by owners of other property in the same zone or vicinity
with the use of the Modified Plan. The property right of the applicant is the right to develop
and use the Subject Property in substantially the same manner as other owners of OBC zoned
properties.

. The authorization of the variance will not be materially detrimental to the purposes and
standards of this Code. will not be inconsistent with all other regulatory requirements. and
will not conflict with the goals and policies of the West Linn Comprehensive Plan.




The proposed project is a horizontally mixed use project with predominately underground
parking, including a corner commercial building located at the intersection of Hood and
Burns Street, and a 20 dwelling unit residential component sited along the Burns Street
Frontage. The project’s residential component would be developed as elevator served single
level one or two bedroom dwelling units, suitable for individuals or couples downsizing from
larger homes in the community. The owner’s desire is to provide West Linn a quality
alternative housing type not currently available in the community. The project design would
better comply with the policies and goals of West Linn’s Comprehensive Plan and vision
than would development allowed by the City’s current OBC — Office Business Commercial
zone designation on the subject property.

The following excerpts from the City of West Linn’s “Imagine West Linn” visioning
document, supports and defines the type of development appropriate for this site:

COMMUNITY DEVELOPMENT TRENDS (Page 8)

e Asurban land values continue to increase, West Linn’s neighborhoods and town centers
will experience significant redevelopment pressure. West Linn is already transitioning
from a developing city to a redeveloping city

e National and regional development trends indicate a shift away from suburban forms of
development — i.e., neighborhoods primarily consisting of automobile-oriented
subdivisions with large single-family homes — to more mixed use neighborhoods with a
variety of housing types and lot sizes within walking distance of parks, schools, and
neighborhood-oriented commercial services. The concept of the mixed-use neighborhood
is no longer “a vision”; it is a reality in the marketplace. West Linn’s planning program
will be called upon to find better ways to interconnect the town’s older subdivisions,
while guiding new development and redevelopment.

PREFERRED FUTURE WITH A VISION (Page 12)

Consequently, the mixed-use commercial centers of Willamette, Robinwood, Bolton
(emphasis added) and Tanner Basin provide neighborhood services at a “village-scale” that is
compatible with the adjacent neighborhoods. A variety of housing is provided to meet the
full range of housing needs in the community, with higher density housing clustered around
the village centers. In recognition of the value of having seniors remain in the City, close to
their families, the community provides housing opportunities for the elderly and those on
fixed incomes.

LAND USE AND QUALITY OF LIFE (Page 17)

To shape the physical design of West Linn so that citizens feel a sense of pride and are
rooted to the community; where the human scale, history, centers, edges, patterns, textures,
styles and visual reference points define the uniqueness and magic of a special place.
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HOUSING ACTION ITEMS (Page 18)

. Periodically update the City’s Comprehensive Plan and Development Code to ensure an

adequate supply of appropriately zoned land for need (sic) housing.

As the community transitions from a developing city to a redeveloping city, encourage
the design of housing to be sympathetic to surrounding homes.

Adopt land use policies and regulations that allow for flexibility in housing types to meet

the needs of the elderly with alternative lifestyle needs. These policies should provide for

affordable housing, close to needed services and should encourage mode of transportation
beyond the single occupancy vehicle. '

COMMERCIAL DEVELOPMENT ACTION ITEMS (Page 18)

. Continue to plan for mixed use development and increased development densities along

transit corridors.

The City’s Comprehensive Plan and the Bolton Neighborhood Plan as well as the City’s
Community Development Code (CDC) place an emphasis on appropriate land use
transitions between different types of land uses, while at same time providing an
appropriate mix of land uses serving multiple land use goals. West Linn Comprehensive
Plan, Goal 2: Land Use Planning, Section 1 Residential Development Goals summarizes
the City’s aspiration for West Linn housing as follows:

GOALS

Maintain land use and zoning policies that continue to provide for a variety of living
environments and densities within the city limits

Allow mixed residential and commercial uses in existing commercial areas only in
conjunction with an adopted neighborhood plan designed to ensure compatibility and
maintain the residential character of existing neighborhoods

Consideration of the concept of carrying capacity should also include the transportation
network, storm water management, air quality, and overall quality of life

Encourage energy efficient-housing (e.g., housing with solar energy, adequate insulation,
weatherproofing, etc.).



West Linn Comprehensive Plan, Goal 2: Land Use Planning, Section 3: Mixed Use /
Commerical Development summarize the City’s aspirations for development in West Linn’s
Mixed Use areas as follows:

GOALS

1. Develop/redevelop commercial areas as mixed use/commercial districts that blend
housing and commercial uses to: enhance the community’s identity; encourage strong
neighborhoods; increase housing choices; promote socioeconomic diversity; promote
alternative modes of transportation; promote civic uses; and improve community
interaction and involvement.

2. Consider the development of commercial and office facilities in West Linn that will
increase employment opportunities, reduce dependence on services outside of the City,
and promote energy-efficient travel and land use patterns, while recognizing that there
will be limits imposed by West Linn’s topography and limited available land.

3. Encourage retail commercial uses to be located in centers that facilitate one-stop
shopping and discourage strip commercial development.

4, Protect surrounding residential areas from adverse effects of commercial development in
terms of loss of privacy, noise, lights, and glare.

5. Require mixed use/commercial centers and uses to be aesthetically attractive and
landscaped.

6. Provide for interconnections between mixed use/commercial centers via transit,
pedestrian pathways, and other means.

7. Require standards for mixed-use areas that create livable areas that fit in with existing
neighborhood character.

8. Provide enhanced opportunities for neighborhood involvement in neighborhood plan
decisions to ensure they are livable, provide service improvements to area residents, and
fit with the character of the neighborhood. Any significant changes of residential zones to
commercial shall occur only after a neighborhood planning process is completed.



West Linn Comprehensive Plan, Goal 10: Housing, identifies three Housing Goals follows:

1. Preserve the character and identity of established neighborhoods.

2. Assure good functional an aesthetic design of multi-family and clustered single-family
developments.

3. Encourage the development of affordable housing for West Linn residents of all income
levels.

West Linn Comprehensive Plan, Housing Policy 5 directs the City to, “Allow for
flexibility in lot design, size and building placement to promote housing variety and
protection of natural resource.”

All of these goals will be met through granting the variances and approving the Modified
Plan because the scale of the development of the residential portion of the project will
best preserve the character of the neighborhood and on this OBC zoned site achieve an
intended transition from mixed use development to the residential neighborhood.
Further, the design features of a residential cluster will be both functional for tenants and
aesthetically pleasing for neighbors in comparison to the OBC Plan, not requiring these
variances. The proposed mixed use development enables the City to approve a project
that will add to West Linn’s residential types and options for residents of various income
levels and physical abilities. The Modified Plan supports West Linn’s vision for the
future (“Imagine West Linn”) by providing an alternative housing type, at a village scale
more compatible with the adjacent neighborhood, located within an existing transit
corridor. The Modified Plan is consistent with the purposes of the CDC Planned Unit
Development (PUD) section by producing “development which would be as good or
better than that resulting from traditional lot by lot development™ (CDC 24.010, A.), in a
manner that would “correlate cbhlprghens_ively the provisions of this title, and all
applicable plans; to encourage developments which will provide a desirable, attractive,
and stable environments in harmony with the surrounding area”(CDC 24.010, C.). The
Modified Plan is also consistent with following additional PUD purpose statements:
CDC 24.010, D. “To allow flexibility in design, placement of buildings, use of open
spaces, circulation facilities, off street parking areas, and to best utilize the potentials of
sites characterized by special features of geography, topography, size, and shape”; CDC
24.010 F. “To develop projects that are compatible with neighboring development in
terms of architecture, massing, and scale. Where that cannot be accomplished,
appropriate transitions should be provided that are deferential or sympathetic to existing
development; and CDC 24.010, G. “To carry out the goals of West Linn’s Vision,
Imagine West Linn; especially goals relating to housing , commercial , and public
facilities.”

The proposed Modified Plan (Exhibit C) allows the City to exercise its discretion to
provide flexibility in lot design, size, and building placement in order to meet the housing
goals discussed above. The West Linn Vision, Comprehensive Plan and Community
Development Code provides the City with the discretion to allow this flexibility through
its variance process.
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4. The variance request is the minimum variance, which would alleviate the exceptional and
extraordinary circumstances.

The mixed use character of the Modified Plan with underground parking, the sloping nature
of the site, and the site’s relationship to adjacent sites make this the minimum variance that
can be requested to assure an economically viable, quality residential project. A quality
multi-story residential development with underground parking requires a minimum number
of dwelling units to meet the costs of developing a quality project of this type. Consequently
the Modified Plan proposes 3 floors of living units on single levels, served by an elevator
from underground parking garages dug into the site, with the two residential buildings
stepped down the hill, west to east on the site. The grades on the site allow the buildings to
be stepped down the hill and the construction of two adjacent underground parking garages
on two levels, both accessed from Burns Street on the south and east sides of the site. The
underground parking garages require a minimum height of 9.5 feet to accommodate the
height of vehicles and ceiling utilities serving the dwelling units above and each dwelling
unit floor requires a 10.5° ceiling height with 12° of height between floors to accommodate
the floor structure and utilities. The roof structure accommodates screening for rooftop
utilities. Taller ceiling heights are an important feature of quality dwelling units, providing a
more dramatic character to the dwelling unit than a tradition lower ceiling height. The height
between floors is determined by standard structural and utility requirements. The roof height
is designed to screen rooftop utilities that might otherwise be located at ground level, which
could create additional noise impacts on adjacent residential property than a rooftop location.

While the site could be graded to the level of Burns Street, this alternative would be cost
prohibitive and would increase the impact on the adj acent residential property north of the
site by placing development at the same grade level as the adjacent residential property. The
applicant considered lowering the two residential buildings further into the site, to a grade
less than shown shown on the Modified Plan, but greater than the level of Burns Street and
concluded the proposed Modified Plan could not be sited lower on the site for the following
reasons:

o  The slope from the street to the parking structure would rise on the west side of
the driveway from a negative 4 degrees to a positive 12 degrees and on the east
side of the drlveway from 12 degrees to 24 degrees. This is too severe a rise for
safe and practlcal 1ngress and egress.

o Moving the 'drlveway would require the parking level of the buildings to be
lowered 3 to 4 feet, and the foundation walls increased in height the same
distance. These are additional costs affecting the affordability of the dwelling
units and the economic viability of this type of quality project.

e Disabled access from the handicapped parking space on the site to the commercial
building and the western residential building entrances must meet minimum slope
requirements. The small dimensions of the site do not allow sufficient distances
to accommodate the required grades. Ideally these grades should be as level as
possible.
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e Lowering the residential buildings further would cause the lower portion of the
ground floor units to be located below grade creating basement dwelling units,
affecting the unit value and creating potential moisture issues for future residents.

Currently the two homes on the adjacent sites are located between 10 and 20 feet below the
grade of the subject property and are thus provided additional privacy by the grade difference
between the two sites. The southern views from the homes on these sites look directly south
toward the subject site and look directly into the slope located on the south side of both of
these properties. Consequently the southern views from these homes will not be impaired by
the proposed project. The landscaping and wall / fences shown on the Modified Plan are
designed to account for views from both the project toward the north and from the
residential properties looking south, providing privacy in both directions. The proposed 20’
setback increases the amount of property available for landscaping to create privacy and
reduce visual impact, compared to the OBC Plan.

The alternative OBC Plan is also a mixed use plan with underground parking, but places the
two OBC Plan buildings 7.5” from the north property line 35’high with no common open
space and minimal buffering from the adjacent residential property. The OBC Plan also
does not have residential character that can be provided by the Modified Plan that places two
residential buildings directly adjacent each other.

Although the majority of the buildings, that is, the portion south of the 50” setback, could be
45 in height and four stories as shown on the OBC Plan (Exhibit B), the Modified Plan
buildings are held to three stories and a consistent height of 40.4” and 36.4" requiring a height
variance of 5.4 feet for the main residential building and a height variance of 1.4 feet for the
east residential building. The request to exceed the building height limit by 5.4 feet for one
building and 1.4 feet for the other building within the 50’ area of reduced height adjacent to
the residential zone is the minimum necessary to alleviate the impacts from the narrow parcel
size to allow development that provides an appropriate transition in massing and height from
existing residential to commercial uses. The height variance is also the minimum necessary
to allow the same number of housing units in the Modified Plan as would be permitted
outright in a pure OBC plan, similar to what has been previously proposed, supporting the
applicant’s property right.

. The exceptional and extraordinary circumstance does not arise from the violation of this

ordinance.

This variance request arises from the narrow width of the parcel, not from any violation of
this ordinance. The subject development will comply with all CDC standards not approved
for variance from CDC standards.

. The variance will not impose physical limitations on other properties or uses in the area, and
will not impose physical limitations on future use of neighboring vacant or underdeveloped
properties as authorized by the underlying zoning classification.
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This variance will not impose physical limitations on other properties or uses in the area. All
of the surrounding properties have been developed or can be redeveloped without the
proposed Modified Plan imposing any physical limitations on neighboring vacant or
underdeveloped properties. Residential land uses are located directly adjacent the north side
of the site and the Modified Plan will not impose any physical limitation on the future use of
these properties. All other properties are across either Hood or Burns Street and are zoned
OBC, Office Business Center or GC, General Commercial. None of the features of the
Modified Plan will impose physical limitations on any of these properties or other properties
in the vicinity of the site, nor will this variance request create conditions that would affect
redevelopment of any of the adjacent properties or properties in the vicinity of the subject
site. The variance does not create access restrictions or other conditions that would impose
any physical limitation on the development or redevelopment of property in the vicinity of
the site. All sites in the vicinity have separate access to public streets and all construction on
the site will only impact the subject site, imposing no physical limitations on the future use of
other property adjacent or in the vicinity of the site. Required street, water line and storm
drainage improvements associated with the proposed development on the site may improve
the ability of adjacent development to redevelop in the future, by improving public services
in the area.

REQUEST FOR VARIANCE — PUD TRANSITION

Pursuant to CDC Section 75.050, the applicant submits this narrative to address the variance
criteria set forth in CDC Section 75.060. The underlined sections below signify the applicable
approval criteria and the text following each portion provides a narrative response to each
criterion and refers to evidence in support of the variance request. The request is to allow a
variance from the requirements of CDC Section 24.140 B. 3. that requires a “man-made berm (5
feet minimum height) with landscaping for adequate screening with a 40-foot minimum width.
This transition must be on the subject parcel.” The applicant requests removal of the forty foot
wide berm requirement as stated by the CDC to allow an alternative transition between existing
single family and proposed multi-family structures, due to the unique nature of the subject site.

1. Exceptional or extraordinary circumstances apply to the property which do not apply
generally to, and result from lot size or shape, legally existing prior to the date of this
ordinance, topography. or other circumstances over which the applicant has no control.

This site is long and narrow, having dimensions as follows: (1) 252.31 feet from the
southwest corner to the southeast corner; (2) 112.09 feet from the southeast corner to the
northeast corner; (3) 254.37 feet from the northeast corner to the northwest corner; (4) 114.69
feet from the northwest corner to the southwest corner. In addition the Subject Property has
a descending slope eastward which, on average, approximates the adjacent Burns Street slope
of approximately 12%. The south to north elevation difference between the subject site and
the adjacent residential properties is between 12 and greater than 20 feet as one moves from
west to east along the property line of the subject property, with the subject site being higher
than the adjacent residential properties. The applicant appreciates the City’s requirement for
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a transitional element between a higher density PUD project and low density residential uses,
however, the 40” wide berm requirement appears to envision much larger scale multi-family
developments on larger sites than the proposed Modified Plan infill project on an OBC zoned
site. The shape and slope of the property constitutes exceptional or extraordinary
circumstances as discussed below not present on other properties in the same zone or
vicinity.

The long and narrow shape of the lot has a disproportionate ratio of length to width as
compared to other OBC zoned lots in the vicinity. In addition, this disproportionate ratio is
amplified by the location of the longest side of the Subject Property being contiguous to a
residential zone to the north. No other properties in the City zoned OBC, Office Business
Commercial, have this property’s size, configuration and relationship to adjacent residential
property. See Exhibit A. Tax Lot 2501 was legally created in 1974 prior to the date of
adoption of the West Linn Community Development Code which was adopted, December,
1983. Historically, the subject site was originally used for agricultural purposes as a fruit
orchard with a barn and farm residence. The site slopes gently eastward, with the slopes
steepening along its northern, southern and eastern sides. The grades on the site were
existing in the mid 1950°s and were most likely established earlier in the 20" Century for
farming and the construction of Burns Street. The easterly portion of the site was modified
for construction of a home that was planned at one time, but not constructed.

The subject site’s proximity to the adjacent low density residential zone affects the subject
site as the transition requirements going from a PUD project to a residential zone is a
transition consisting of a man-made berm 40 wide and 5’ feet high along the common
property line with the residential zone. Similar to the 50 height setback line from residential
areas, noted in the height variance request for this project, the berm transition line splits the
length of the Subject Property, from west to east. However, in the case of such a berm the
berm itself constitutes an area that cannot be developed, severely restricting the use of the
site relative to other properties zoned OBC.

A 40’ wide berm transition area consumes approximately 36% of the Subject Property and
makes less than half the property available for development. The berm requirement makes
development of this small site marginal because the placement of the berm pushes any
developed structure up against the Burns Street setback and results in a long, narrow building
that lacks reasonable function. The average site depth is 113’ leaving only an average 58’
wide strip available for development along the length of the property, a proportionally far
smaller area of development than available on other OBC zoned sites in the vicinity of this
site or OBC sites in other areas of the City. Development requires parking and a single
loaded parking aisle located behind any development constructed along the length of Burns
Street would reduce the developable area by a minimum of another 30 feet in width,
assuming a one-way single loaded parking aisle with diagonal parking spaces with setbacks
and landscaped areas between the parking and developed structures. The remaining area
available for building construction would then be reduced to a strip of land approximately
28’ feet wide, not a practical width for the construction intensity contemplated and built on
OBC zoned properties. Adding to the exceptional or extraordinary circumstances is a
relatively steep elevation change shown on the survey (Exhibit D) from the Subject Property
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to the first floor of the two houses in the residential zone to the north. Placing a 5° berm
along the north property line increases the change in elevation.

. The variance is necessary for the preservation of a property right of the applicant, which is
substantially the same as a right possessed by owners of other property in the same zone or

vicinity.

While the applicant could build an OBC compliant development on the site as shown by the
OBC Plan (Exhibit B), the resulting development character would harm the adjacent property
by allowing construction of a 35" high building 7.5 from the northern property line. The
policies of West Linn Comprehensive Plan and CDC contemplate the need for adequate
transitions between developments of different intensities. In this case the OBC zone allows a
much higher development intensity than the adjacent low density residential zone. The
applicant wishes to provide a better transition between the different intensity uses through the
use of the alternative Modified Plan and wishes to preserve his property right, which is
substantially the right possessed by owners of other property in the same zone or vicinity
with the use of the Modified Plan, the property right of the applicant is the right to develop
and use the Subject Property in substantially the same manner as other owners of OBC zoned
properties. Other sites zoned OBC accommodate taller buildings without a required variance
because these structures are located on much larger sites than the subject site. The 40” berm
transition requirement would severely limit the development intensity on this site as
discussed in the response to Variance Criteria 1 and, as a result, would not allow a
development right currently allowed by development in the OBC zone.

The authorization of the variance will not be materially detrimental to the purposes and
standards of this Code, will not be inconsistent with all other regulatory requirements. and

will not conflict with tthe goals and policies of the West Linn Comprehensive Plan.

The proposed project is a horizontally mixed use project with predominately underground
parking, including a corner commercial building located at the intersection of Hood and
Burns Street, and a 20 dwelling unit residential component sited along the Burns Street
Frontage. The project’s residential component would be developed as elevator served single
level dwelling units, suitable for smaller families or individuals or couples downsizing from
larger homes in the community. The owner’s desire is to provide West Linn a quality
alternative housing type not currently available in the community. The project design would
better comply with the policies and goals of West Linn’s Comprehensive Plan and vision
than would development allowed by the City’s current OBC — Office Business Commercial
zone designation on the subject property.

The following excerpts from the City of West Linn’s “Imagine West Linn™ visioning
document, supports and defines the type of development appropriate for this site:

Community Development Trends (Page 8)

e As urban land values continue to increase, West Linn’s neighborhoods and town centers
will experience significant redevelopment pressure. West Linn is already transitioning
from a developing city to a redeveloping city

15



e National and regional development trends indicate a shift away from suburban forms of
development — i.e., neighborhoods primarily consisting of automobile- oriented
subdivisions with large single-family homes — to more mixed use neighborhoods with a
variety of housing types and lot sizes within walking distance of parks, schools, and
neighborhood-oriented commercial services. The concept of the mixed-use neighborhood
is no longer “a vision™; it is a reality in the marketplace. West Linn’s planning program
will be called upon to find better ways to interconnect the town’s older subdivisions,
while guiding new development and redevelopment.

Preferred Future With A Vision (Page 12)

¢ Consequently, the mixed-use commercial centers of Willamette, Robinwood, Bolton
(emphasis added) and Tanner Basin provide neighborhood services at a “village-scale”
that is compatible with the adjacent neighborhoods. A variety of housing is provided to
meet the full range of housing needs in the community, with higher density housing
clustered around the village centers. Inrecognition of the value of having seniors remain
in the City, close to their families, the community provides housing opportunities for the
elderly and those on fixed incomes.

Land Use And Quality Of Life (Page 73
To shape the physical design of West Linn so that citizens feel a sense of pride and are rooted
to the community; where the human scale, history, centers, edges, patterns, textures, styles
and visual reference points define the uniqueness and magic of a special place....

Housing Action Items (Page 18)

1. Periodically update the City’s Comprehensive Plan and Development Code to ensure an
adequate supply of appropriately zoned land for need (sic) housing.

2. As the community transitions from a developing city to a redeveloping city, encourage
the design of housing to be sympathetic to surrounding homes.

3. Adopt land use policies and regulations that allow for flexibility in housing types to meet
the needs of the elderly with alternative lifestyle needs. These policies should provide for
affordable housing, close to needed services and should encourage mode of transportation
beyond the single occupancy vehicle.

Commercial Development Action Items (Page 18)

1. Continue to plan for mixed use development and increased development densities along
transit corridors.
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The City’s Comprehensive Plan and the Bolton Neighborhood Plan as well as the City’s
Community Development Code (CDC) place an emphasis on appropriate land use transitions
between different types of land uses, while at same time providing an appropriate mix of land
uses serving multiple land use goals. West Linn Comprehensive Plan, Goal 2: Land Use
Planning, Section 1 Residential Development Goals summarizes the City’s aspiration for
West Linn housing as follows:

GOALS

Maintain land use and zoning policies that continue to provide for a variety of living
environments and densities within the city limits

Allow mixed residential and commercial uses in existing commercial areas only in
conjunction with an adopted neighborhood plan designed to ensure compatibility and
maintain the residential character of existing neighborhoods

Consideration of the concept of carrying capacity should also include the transportation
network, storm water management, air quality, and overall quality of life

Encourage energy efficient-housing (e.g., housing with solar energy, adequate insulation,
weatherproofing, etc.). :

West Linn Comprehensive Plan, Goal 2: Lar\1_d~Use-P'Iann'ing,,Section 3: Mixed Use /
Commerical Development summarize the City’s aspirations for development in West Linn’s
Mixed Use areas as follows: -

1

GOALS

Develop/redevelop commercial areas as mixed use/commercial districts that blend
housing and commercial uses to: enhance the community’s identity; encourage strong
neighborhoods; increase housing choices; promote socioeconomic diversity; promote
alternative modes of transportation; promote civic uses; and improve community
interaction and involvement.

Consider the development of commercial and office facilities in West Linn that will
increase employment opportunities, reduce dependence on services outside of the City,
and promote energy-efficient travel and land use patterns, while recognizing that there
will be limits imposed by West Linn’s topography and limited available land.

Encourage retail commercial uses to be located in centers that facilitate one-stop
shopping and discourage strip commercial development.
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4. Protect surrounding residential areas from adverse effects of commercial development in
terms of loss of privacy, noise, lights, and glare.

5. Require mixed use/commercial centers and uses to be aesthetically attractive and
landscaped.

6. Provide for interconnections between mixed use/commercial centers via transit,
pedestrian pathways, and other means.

7. Require standards for mixed-use areas that create livable areas that fit in with existing
neighborhood character.

8. Provide enhanced opportunities for neighborhood involvement in neighborhood plan
decisions to ensure they are livable, provide service improvements to area residents, and
fit with the character of the neighborhood. Any significant changes of residential zones to
commercial shall occur only after a neighborhood planning process is completed.

West Linn Comprehensive Plan, Goal 10: Housing, identifies three Housing Goals as
follows: N

1. Preserve the character and identity of established neighborhoods.

2. Assure good functional an aesthetic design of multi-family and clustered single-family
developments.

3 Encourage the development of affordable housing for West Linn residents of all income
levels.

West Linn Comprehensive Plan, Housing Policy 5 directs the City to, “Allow for flexibility
in lot design, size and building placement to promote housing variety and protection of
natural resource.”

All of these goals will be met through granting the variances and approving the Modified
Plan because the scale of the development of the residential portion of the project will best
preserve the character of the neighborhood and in this OBC zone achieve an intended
transition from mixed use development to the residential neighborhood. Further, the design
features of a residential cluster will be both functional for tenants and aesthetically pleasing
for neighbors in comparison to the OBC Plan, not requiring these variances. The proposed
mixed use development enables the City to approve a project that will add to West Linn’s
residential types and options for residents of various income levels. The Modified Plan
supports West Linn’s vision for the future (“Imagine West Linn™) by providing an alternative
housing type, at a village scale more compatible with the adjacent neighborhood, located
within an existing transit corridor. The Modified Plan is consistent with the purposes of the
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CDC Planned Unit Development (PUD) section by producing “development which would be
as good or better than that resulting from traditional lot by lot development™ (CDC 24.010,
A.), in a manner that would “correlate comprehensively the provisions of this title, and all
applicable plans; to encourage developments which will provide a desirable, attractive, and
stable environments in harmony with the surrounding area”(CDC 24.010, C.). The Modified
Plan is also consistent with following additional PUD purpose statements: CDC 24.010, D.
“To allow flexibility in design, placement of buildings, use of open spaces, circulation
facilities, off street parking areas, and to best utilize the potentials of sites characterized by
special features of geography, topography, size, and shape”; CDC 24.010 F. “To develop
projects that are compatible with neighboring development in terms of architecture, massing,
and scale. Where that cannot be accomplished, appropriate transitions should be provided
that are deferential or sympathetic to existing development; and CDC 24.010, G. “To carry
out the goals of West Linn’s Vision, Imagine West Linn; especially goals relating to housing
, commercial , and public facilities.”

The proposed Modified Plan (Exhibit C) allows the City to exercise its discretion to provide
flexibility in lot design, size, and building placement in order to meet the housing goals
discussed above. The West Linn Vision, Comprehensive Plan, and CDC provides the City
with the discretion to allow this flexibility through its variance process.

4. The variance request is the minimum variance, which would alleviate the exceptional and
extraordinary circumstance.

The applicant’s Modified Plan proposes a setback 12.5” greater that the 7.5” setback allowed
by the OBC zone without a variance. This additional setback provides additional buffer
space while allowing the applicant use of the subject site in a manner which preserves a

roperty right of the applicant, which is substantially the same as a right possessed by owners
of other property in the same zone or vicinity. Other properties in the same zone or vicinity
are intensively developed vvith_,pi'ivatc and public buildings accomodating a variety of uses.
The Modified Plan balances the property right of the applicant with the need for appropriate
buffering between land use of differing intensity. To provide the transitional buffers
contemplated by the City the applicant’s Modified Plan — Landscaping Plan (Exhibit C ) and
the cross sections shown by Exhibit C ) proposes extensive landscaping in the widened 20’
setback as well as on the adjacent northern residential properties to mitigate the impacts of
building height and privacy. The applicant proposes to heavily landscape the project with
terraced landscaping beds including a mix of evergreen and deciduous plant materials, with
landscaping also occurring on the adjacent residential property conforming to the wishes of
the adjacent property owners, with whom the landscape plan has been coordinated. The
landscaping is designed to account for views from both the project toward the north and
from the residential properties looking south, providing privacy in both directions. The
proposed 20° setback increases the amount of property available for landscaping to create
privacy and reduce visual impact, compared to the OBC Plan. Currently the two homes on
the adjacent sites are located significantly below the grade of the subject property and are
thus provided additional privacy by the grade difference between the two sites. The
landscaping plan is also integrated with a wall / fence plan which will be constructed along
the entire northern boundary of the property adjacent the two adjacent residential properties.
In addition the architectural style of the proposed buildings are designed to have a high
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quality residential design consistent with the surrounding natural and built environment. See
Exhibit C.

The proposal to eliminate the 40’ wide berm transition requirement and replace the
requirement with the proposed mitigating measures is the minimum necessary to alleviate the
exceptional and extraordinary circumstances caused by the narrow width and sloping grades
of the Subject Property. As noted above, the 40’ foot wide berm would extend over
approximately 36% of the property’s width, severely restricting the development potential of
the site relative to other sites in the same zone or vicinity.

5. The exceptional and extraordinary circumstance does not arise from the violation of this
ordinance.

This variance request arises from the narrow width of the parcel, not from any violation of
this ordinance. The subject development will comply with all CDC standards not approved
for variance from CDC standards.

6. The variance will not impose physical limitations on other properties or uses in the area.

and will not impose physical limitations on future use of neighboring vacant or
underdeveloped properties as authorized by the underlying zoning classification.

This variance will not impose physical limitations on other properties or uses in the area. All
of the surrounding properties have been developed or can be redeveloped without the
proposed Modified Plan imposing any physical limitations on neighboring vacant or
underdeveloped properties. The Modified Plan will not impose any physical limitation on the
future use of the residential land uses located directly adjacent, north side of the site. All
other properties are across either Hood or Burns Street and are zoned OBC, Office Business
Center or GC, General Commercial. None of the features of the Modified Plan will impose
physical l_im_itaﬁons on any of these properties or other properties in the vicinity of the site,
nor will this variance request create conditions that would affect redevelopment of any of the
adjacent properties or properties in the vicinity of the subject site. The variance does not
create access restrictions or-other conditions that would impose any physical limitation on the
development or redevelopment of property in the vicinity of the site. All sites in the vicinity
have separate access to public streets and all construction on the site will only impact the
subject site, imposing no physical limitations on the future use of other property adjacent or
in the vicinity of the site. Required street, water line and storm drainage improvements
associated with the proposed development on the site may improve the ability of adjacent
development to redevelop in the future, by improving public services in the area.

REQUEST FOR VARIANCE — SIGNIFICANT TREES

Pursuant to CDC Section 75.050, the applicant submits this narrative to address the variance
criteria set forth in CDC Section 75.060. The underlined sections below signify the applicable
approval criteria and the text following each portion provides a narrative response to each
criterion and refers to evidence in support of the variance request. The request is to allow a

20



variance from the requirements of CDC Section 55.100.B.2.a. through f. which requires that
*“...all trees and clusters of trees (cluster is defined as three or more trees with overlapping
driplines;...that are considered significant by the City Arborist, either individually on in
consultation with certified arborists or similarly qualified professionals, based on accepted
arboricultural standards including consideration of their size, type, location health, long term
survivability, and/or numbers, shall be protected pursuant to the criteria of subsections 2(a-f)
below.” The City Arborist and the applicant’s arborist have identified one significant cluster of
fir trees on the site adjacent to Burns Street on the south side of the site approximately 75° from
the southwest corner of the subject property (Exhibit E). The tree cluster is located
approximately 10’ above the grade of Burns Street, 10 to 15 feet from the south property line of
the subject site. Because of the nature of the proposed mixed-use residential project it is
extremely difficult to preserve this tree cluster, consequently the applicant requests a variance to
remove the tree cluster with significant offset mitigation.

1. Exceptional or extraordinary circumstances apply to the property which do not apply
generally to other properties in the same zone or-vicinity. and result from lot size or shape,

legally existing prior to the date of this ordinance. topography. or other circumstances over
which the applicant has no control.

The size of the property is .62 acres. This is a smaller parcel than all other OBC zoned
properties with the exception of three parcels. The code applies restrictions, such as setbacks
and height limits, generally without consideration of lot size. Consequently the subject site is
disproportionately impacted by code requirements reducing development flexibility,
negatively impacting the ability to create a development alternative that would better address
impacts to adjacent residential development.

The shape of the Subject Property has.a greater disproportionate ratio of width to length
(approximately 1 to 2.5) than all other properties in the same zone or vicinity. This
disproportionate ratio means that as width decreases and length increases code setback or
height limits applying to the long side of the property are more restrictive to development
than code provisions that may apply to the short side of the property. Although the Subject
Property is bordered on three sides by public streets, the longest side of the lot is contiguous
to a residential zone.

As noted, the site is long and narrow, having dimensions as follows: (1) 252.31 feet from the
southwest corner to the southeast corner; (2) 112.09 feet from the southeast corner to the
northeast corner; (3) 254.37 feet from the northeast corner to the northwest corner; (4) 114.69
feet from the northwest corner to the southwest corner In addition the Subject Property has a
descending slope eastward which, on average, approximates the adjacent Burns Street slope
of approximately 12%. (Exhibit D). The shape, slope and topography of the property
constitute exceptional or extraordinary circumstances as discussed below.

The long and narrow shape of the lot has a disproportionate ratio of length to width as
compared to other OBC zoned lots in the City and within the vicinity of the subject site. In
addition, this disproportionate ratio is amplified by the location of the longest side of the
Subject Property being contiguous to a residential zone to the north. No other properties in
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the City zoned OBC, Office Business Commercial, have this property’s size, configuration
and relationship to adjacent residential property. See Exhibit A. Tax Lot 2501 was legally
created in 1974 prior to the date of adoption of the West Linn Community Development
Code which was adopted December, 1983. Historically, the subject was originally used for
agricultural purposes as a fruit orchard with a barn and farm residence. The site slopes
gently eastward, with the slopes steepening along its northern, southern and eastern sides.
The grades on the site existed in the mid-1950"s and were most likely established earlier in
the 20" Century for farming and the construction of Burns Street. The easterly portion of the
site was modified for construction of a home that was planned at one time, but not
constructed.

The site’s relationship to the adjacent low density residential zone affects the flexibility to
construct alternatives to OBC zone requirements that would be more compatible with the
adjacent residential neighborhood. In order to develop a project that is more compatible with
the neighborhood, the applicant is proposing a.:Modified Plan (Exhibit C) that addresses
compatibility with the low density residential area located north of the subject site. The
Modified Plan introduces an alternative to the: OBC Plan (Exhibit C), but moves the
residential buildings away from the adjacent residential zone and places the residential
building in the center of the site. Because of the steep grade on the southern edge of the site
adjacent Burns Street, the Modified Plan takes advantage of this grade change to
accommodate the underground parking structure driveway serving the western residential
building shown on the Modified Plan. The Modified Plan has been designed to minimize the
amount of grading necessary on the site while, at the same time, taking advantage of the
grade differences between the subject site and the adjacent residential property to provide
additional privacy through increased setbacks. The mixed-use commercial structure located
at the corner of Burns and Hood Street is located on the flat western portion of the site where
surface parking behind the bu11d1ng can be accommodated, providing convenient and easy
access to future commercial uses inithis building. The applicant has considered grading the
site lower to accommodate the proposed development. However, the requirement for level
floors and convenient and attractive level entries to the western commercial and residential
buildings resulted in the Modified Plan design. Another reason to maintain the current flat
grade on the western portion of the site, was the need for the Burn Street driveway entrance
to the western residential building parking garage, which takes advantage of the elevation
difference between the site and Burns Street. Because of the unique size, shape, and grades
on this site, the mixed-use commercial building and the adjacent western residential
structure, with its Burns Street driveway impact the significant tree cluster in a manner that
makes the tree cluster impractical to preserve. Please note additional discussion in Variance
Criteria 4.

The variance is necessary for the preservation of a property right of the applicant, which is
substantially the same as a right possessed by owners of other property in the same zone or

vicinity.

While the applicant could build an OBC compliant development on the site as shown by the
OBC Plan (Exhibit B), the resulting development character would harm the adjacent property
by allowing construction of a 35” high building 7.5’ from the northern property line. The
policies of West Linn Comprehensive Plan and CDC contemplate the need for adequate
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transitions between developments of different intensities. In this case the OBC zone allows a
much higher development intensity than the adjacent low density residential zone. The
applicant wishes to provide a better transition between the different intensity uses through the
use of the alternative Modified Plan and wishes to preserve his property right, which is
substantially the right possessed by owners of other property in the same zone or vicinity
with the use of the Modified Plan. The property right of the applicant is the right to develop
and use the Subject Property in substantially the same manner as other owners of OBC zoned
properties. Preservation of the significant tree cluster would not allow the construction of the
Modified Plan which better meets goals and policies of the City for transitions between land
uses of differing intensity. Approvmg the Modified Plan would preserve the property right of
the applicant while improving neighborhood compatibility. Because of the differential grade
of Burns Street (12% Grade) and the need for a relatively flat grade for the west residential
building underground parking driveway and garage, the garage driveway from Burns Street
cannot practically be located further east in a manner that would preserve the tree cluster.

It should be noted that the OBC Plan would also require the removal of the subject tree
cluster to preserve the applicant’s property right, relative to other comparable properties.
However, the Modified Plan provides the benefit of an additional setback that improves the
ability to provide for an additional transition area between land uses of differing intensities.
The Modified Plan allows landscaping buffer opportunities in a wider setback not provided
by the OBC Plan. The Modified Plan — Landscaping Plan (Exhibit C ) and the cross sections
shown by Exhibit C, proposes extensive landscaping in the widened 20’ setback as well as
on the adjacent northern residential properties to mitigate any impacts. The applicant
proposes to heavily landscape the project with terraced landscaping beds including a mix of
evergreen and deciduous plant materials; with landscaping also occurring on the adjacent
residential property conforming to the wishes of the adjacent property owners, with whom
the landscape plan has been coordinated. The landscaping plan is also integrated with a wall
/ fence plan which will be constructed along the entire northern boundary of the property
adjacent the two adjacent residential properties.

The authorization of the variance will not be materially detrimental to the purposes and

tandards of this Code, will not be inconsistent with all other regulatory requirements, and
will not conﬂlct with the goals and policies of the West Linn Comprehensive Plan.

The proposed pr()ject is a horizontally mixed use project with predominately underground
parking, including a corner commercial building located at the intersection of Hood and
Burns Street, and a 20 dwelling unit residential component sited along the Burns Street
Frontage. The project’s residential component would be developed as elevator served single
level dwelling units, suitable for smaller families or individuals or couples downsizing from
larger homes in the community. The owner’s desire is to provide West Linn a quality
alternative housing type not currently available in the community. The project design would
better comply with the policies and goals of West Linn’s Comprehensive Plan and vision
than would development allowed by the City’s current OBC — Office Business Commercial
zone designation on the subject property.

The following excerpts from the City of West Linn’s “Imagine West Linn” visioning document,
supports and defines the type of development appropriate for this site:
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Community Development Trends (Page 8)

e As urban land values continue to increase, West Linn’s neighborhoods and town centers
will experience significant redevelopment pressure. West Linn is already transitioning
from a developing city to a redeveloping city

e National and regional development trends indicate a shift away from suburban forms of
development — i.e., neighborhoods primarily consisting of automobile-oriented
subdivisions with large single-family homes — to more mixed neighborhoods with a
variety of housing types and lot sizes within walking distance of parks, schools, and
neighborhood-oriented commercial services. The concept of the mixed-use neighborhood
is no longer “a vision”; it is a reality in the marketplace. West Linn’s planning program
will be called upon to find better ways to interconnect the town’s older subdivisions,
while guiding new development and redevelopment.

Preferred Future With’A Vision (Page 12)

Consequently, the mixed-use commercial centers of WilIaI_nette, Robinwood, Bolton
(emphasis added) and Tanner Basin provide neighborhood services at a “village-scale” that is
compatible with the adjacent neighborhoods. A variety of housing is provided to meet the
full range of housing needs in the community, with higher density housing clustered around
the village centers. In recognition of the value of having seniors remain in the City, close to
their families, the community provides housing opportunities for the elderly and those on
fixed incomes. A

~ Land Use And Quality Of Life (Page 17)
To shape the physical design of West Linn so that citizens feel a sense of pride and are rooted

to the community; where the human scale, history, centers, edges, patterns, textures, styles
and visual reference points define the uniqueness and magic of a special place....

Housing Action Items (Page 18)

1. Periodically update the City’s Comprehensive Plan and Development Code to ensure an
adequate supply of appropriately zoned land for need (sic) housing.

2. As the community transitions from a developing city to a redeveloping city, encourage
the design of housing to be sympathetic to surrounding homes.

3. Adopt land use policies and regulations that allow for flexibility in housing types to meet
the needs of the elderly with alternative lifestyle needs. These policies should provide for
affordable housing, close to needed services and should encourage mode of
transportation beyond the single occupancy vehicle.
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Commercial Development Action Items (Page 18)

1. Continue to plan for mixed use development and increased development densities along

transit corridors.

The City’s Comprehensive Plan and the Bolton Neighborhood Plan as well as the City’s

Community Development Code (CDC) place an emphasis on appropriate land use transitions
between different types of land uses, while at same time providing an appropriate mix of land

uses serving multiple land use goals.

West Linn Comprehensive Plan, Goal 2: Land Use Planning, Section 1: Residential
Development Goals summarizes the City’s aspiration for West Linn housing as follows:

L.

GOALS

Maintain land use and zoning policies that continue to provide for a variety of living
environments and densities within the city limits

Allow mixed residential and commercial uses in existing commercial areas only in
conjunction with an adopted neighborhood plan designed to ensure compatibility and
maintain the residential character of existing neighborhoods

Consideration of the concept of carrying capacity should also include the transportation
network, storm water management, air quality, and overall quality of life

Encourage energy efficient-housing (e.g., housing with solar energy, adequate insulation,
weatherproofing, etc.)

West Linn Comprehensive Plan, Goal 2: Land Use Planning, Section 3: Mixed Use /
Commercial Development summarize the City’s aspirations for development in West Linn’s
Mixed Use areas as follows:

GOALS

Develop/redevelop commercial areas as mixed use/commercial districts that blend
housing and commercial uses to: enhance the community’s identity; encourage strong
neighborhoods; increase housing choices; promote socioeconomic diversity; promote
alternative modes of transportation; promote civic uses; and improve community
interaction and involvement.

Consider the development of commercial and office facilities in West Linn that will
increase employment opportunities, reduce dependence on services outside of the City,
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and promote energy-efficient travel and land use patterns, while recognizing that there
will be limits imposed by West Linn’s topography and limited available land.

3. Encourage retail commercial uses to be located in centers that facilitate one-stop
shopping and discourage strip commercial development.

4. Protect surrounding residential areas from adverse effects of commercial development in
terms of loss of privacy, noise, lights, and glare.

5. Require mixed use/commercial centers and uses to be aesthetically attractive and
landscaped.

6. Provide for interconnections between mixed use/commercial centers via transit,
pedestrian pathways, and other means.

7. Require standards for mixed-use areas that create livable areas that fit in with existing
neighborhood character.

8. Provide enhanced opportunities for neighborhood involvement in neighborhood plan
decisions to ensure they are livable, provide service improvements to area residents, and
fit with the character of the neighborhood. Any significant changes of residential zones to
commercial shall occur only after a neighborhood planning process is completed.

West Linn Comprehensive Plan, Goal 10: Housing, identifies three Housing Goals follows:

1. Preserve the character and identity of established neighborhoods.

2. Assure good functional an aesthetic design of multi-family and clustered single-family
developments.

3. Encourage the development of affordable housing for West Linn residents of all income
levels. s :

West Linn Comprehensive Plan, Housing Policy 5 directs the City to, “Allow for flexibility
in lot design, size and building placement to promote housing variety and protection of
natural resource.”

All of these goals will be met through granting the variances and approving the Modified
Plan because the scale of the development of the residential portion of the project will best
preserve the character of the neighborhood and in this OBC zone achieve the intended
transition from mixed use development to the residential neighborhood. Further, the design
features of a residential cluster will be both functional for tenants and aesthetically pleasing
for neighbors in comparison to the OBC Plan, not requiring these variances. The proposed
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mixed use development enables the City to approve a project that will add to West Linn’s
residential types and options for residents of various income levels and physical abilities. The
Modified Plan supports West Linn’s vision for the future (“Imagine West Linn™) by
providing an alternative housing type, at a village scale more compatible with the adjacent
neighborhood, located within an existing transit corridor. The Modified Plan is consistent
with the purposes of the CDC Planned Unit Development (PUD) section by producing
“development which would be as good or better than that resulting from traditional lot by lot
development” (CDC 24.010, A.), in a manner that would “correlate comprehensively the
provisions of this title, and all applicable plans; to encourage developments which will
provide a desirable, attractive, and stable environments in harmony with the surrounding
area”(CDC 24.010, C.). The Modified Plan is also consistent with following additional PUD
purpose statements: CDC 24.010, D. “To allow flexibility in design, placement of buildings,
use of open spaces, circulation facilities, off street parking areas, and to best utilize the
potentials of sites characterized by special features of geography, topography, size, and
shape™; CDC 24.010 F. “To develop projects that are compatible with neighboring
development in terms of architecture, massing, and scale. Where that cannot be
accomplished, appropriate transitions should be provided that are deferential or sympathetic
to existing development; and CDC 24.010, G. “To carry out the goals of West Linn’s Vision,
Imagine West Linn; especially goals relating to housing , commercial , and public facilities.”

The proposed Modified Plan (Exhibit C) allows the City to exercise its discretion to provide
flexibility in lot design, size, and building placement in order to meet the housing goals
discussed above. The West Linn Vision, Comprehensive Plan and Community Development
Code provides the City with the discretion to allow this flexibility through its variance
process.

4. The variance reguest is the minimum variance. which would alleviate the exceptional and
extraordinary circumstance'.

The mixed use character of the Modified Plan with underground parking, the sloping nature
of the site, and the site’s relationship to adjacent sites make this the minimum variance that
can be requested to assure an economically viable, quality residential project. A quality
multi-story residential development with underground parking requires a minimum number
of dwelling units to meet the costs of developing a quality project of this type. Consequently
the Modified Plan proposes 3 floors of living units on single levels, served by an elevator
from underground parking garages dug into the site, with the two residential buildings
stepped down the hill, west to east on the site. The grades on the site allow the buildings to
be stepped down the hill and the construction of two adjacent underground parking garages
on two levels, both accessed from Burns Street on the south and east sides of the site The
eastern residential building location and configuration is designed to accommodate the site’s
rectangular dimensions and compound grades, consequently the entry drive to the
underground parking area must be located in the location shown on the Modified Plan to
accommodate the required number of parking spaces for the dwelling units above. Because
of the 12% grade of Burns Street on the south side of the site, the southern driveway entrance
cannot be moved east a sufficient distance to preserve the tree cluster. This circumstance
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was reviewed by the project designer and the option of moving the driveway was seriously
considered, but was rejected for the following reasons:

a. The slope from the street to the parking structure would rise on the west side of the
driveway from a negative 4 degrees to a positive 12 degrees and on the east side of
the driveway from 12 degrees to 24 degrees. This is too severe a rise for safe and
practical ingress and egress.

b. Moving the driveway would require (1) the parking level of the buildings to be
lowered 3 to 4 feet, and the foundation walls increased in height the same distance.
These are additional costs affecting the affordability of the dwelling units and the
economic viability of the project.

Even assuming the driveway could be moved from the location shown on the Modified Plan,
the location of the western residential building would interfere with the existing root system
and therefore affect the sustainability of the trees. Douglas Fir trees, the type of tree
comprising the tree cluster, are difficult to preserve when their root areas are affected in any
way. Because they are a fast growing tree in this climate it is better to plant a smaller tree
which can adapt to its new environment. Fir and cedar are best suited for the east end of the
site, not the south side because there is addition room to plant larger trees on the eastern end
of the site, and because Hood and Burns Street are best suited for tree species compatible
with the types of trees designed and approved for the adjacent West Linn Central Village.

The applicant considered removing the two smallest firs and retaining the largest, but the
applicant’s arborist report (Exhibit F) recommended against this option stating as follows:
“The current site plan shows the retention of the 30 Douglas-fir, but not the other two. This
is not a feasible option since the trees are growing in a cluster and have adapted to being so
close to one another over time. Removal of one or more trees will expose the remaining tree,
revealing a one-sided crown and increased probability of wind throw. This is potentially
hazardous considering the potential targets are powerlines, the roadway, and the project site.”

The Modified Plan will accommodate, at a minimum, 38 2” caliber trees for mitigation
purposes as shown on the Modified Plan - Landscape Plan (Exhibit G).

Because of these factors, the requested variance is the minimum variance necessary to
alleviate the exceptional and extraordinary circumstances on this site that are caused by the
unusual grades on this site relative to adjacent residential property as well as Burns Street.

5. The exceptional and extraordinary circumstance does not arise from the violation of this
ordinance.

This variance request arises from the narrow width of the parcel, not from any violation of
this ordinance. The subject development will comply with all CDC standards not approved
for variance from CDC standards.
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6. The variance will not impose physical limitations on other properties or uses in the area.
and will not impose physical limitations on future use of neighboring vacant or
underdeveloped properties as authorized by the underlying zoning classification.

This variance will not impose physical limitations on other properties or uses in the area. All
of the surrounding properties have been developed or can be redeveloped without the
proposed Modified Plan imposing any physical limitations on neighboring vacant or
underdeveloped properties. Residential land uses are located directly adjacent the north side
of the site and the Modified Plan will not impose any physical limitation on the future use of
these properties. All other properties are across either Hood or Burns Street and are zoned
OBC, Office Business Center or GC, General Commercial. None of the features of the
Modified Plan will impose physical limitations on any of these properties or other properties
in the vicinity of the site, nor will this variance request create conditions that would affect
redevelopment of any of the adjacent properties or properties in the vicinity of the subject
site. The variance does not create access restrictions or other conditions that would impose
any physical limitation on the development or redevelopment of property in the vicinity of
the site. All sites in the vicinity have separate access to public streets and all construction on
the site will only impact the subject site, imposing no physical limitations on the future use of
other property adjacent or in the vicinity of the site. Required street, water line and storm
drainage improvements associated with the proposed development on the site may improve
the ability of adjacent development to redevelop in the future, by improving public services
in the area. L e
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