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June 11,2010

City of West Linn
Attention: Tom Soppe
22500 Salamo Road
West Linn, OR 97068

Re: Willamette 205 Corporate Center Phase 11
Extension Request
Project Number 2060016.10

Dear Tom:

The purpose of this letter is to request an extension of the land use approval granted on
March 23, 2010 for the Willamette 205 Corporate Center Phase 11 (AP 07-01). The City’s
Design Review decision approved an office park consisting of three buildings and a parking
structure on an 11.3-acre site located at the northeast corner of the intersection of Tannler
Drive and Blankenship Road. The approval included 289,000 SF of office space and 756
parking spaces within a parking structure with an additional 79 surface spaces. The
Willamette 205 Corporate Center Phase II was approved in phases with the first phase
consisting of one office building and surface parking, and the second phase including two
office buildings and an additional parking structure. A pre-application conference meeting
was held on May 6, 2010 to review application requirements for the requested two-year
approval extension (notes included with this letter). While the project site is only within the
Willamette Neighborhood Association, two neighborhood meetings were held to discuss this
proposal with the Willamette and Savanna Oaks Neighborhood Associations. Requirements
0f99.038.5 have been included with this application. This letter and its attachments address
the applicable approval criteria for an extension as provided in CDC 99.325.

I. 55.000 DESIGN REVIEW

35.040 Expiration or Extension of Approval

If substantial construction has not occurred within three years from the date of approval of
the development plan, the approved proposal will be void, unless an extension is granted
under Section 99.325. (ORD. 1408; ORD. 1589 § 1 (Exh. A), 2010)

Response: The design review file DR-06-24 was originally applied for on June 30, 2006.
After its approval by the Planning Commission, the file was appealed to the City Council as
file AP-07-01. This file was approved by the City Council on February 15, 2007. After the
decision was signed on March 1, 2007, it was noticed the next day and became effective
March 23, 2007 (attached to this letter). As of the date of this application, substantial
construction has not yet been completed on the subject site due to poor economic conditions
that have delayed many projects in Oregon and the United States. As such, this application
requests a two-year extension as allowed under Section 99.325, addressed below. This
standard is met.

H:APROJECTS\206001610\WP\LTR\100611-Extension Request.doc



City of West Linn

Willamette 205 Corporate Center Phase 11
Project Number 2060016.10

June 11, 2010

Page 2

. 99.325 EXTENSIONS OF APPROVAL

A.  The Planning Director may grant an extension from the effective date of approval of
two (2) years pertaining to applications listed in Section 99.060.4 upon finding that:
1. the applicant has demonstrated, and staff and the Planning Commission concur,
that the application is in conformance with applicable CDC provisions and
relevant approval criteria enacted since the application was initially approved;
and
Response: City staff confirmed the proposed Willamette 205 Corporate Center is in
conformance with applicable CDC provisions and relevant approval criteria enacted since the
application was initially approved on March 23, 2007. A copy of the approved application
has been included with this letter for information purposes only. The only changes to
applicable CDC and related provisions are limited to minor amendments to refuse and
recycling standards within CDC 55.100, which have subsequently been incorporated into the
project as described below and as shown on the revised site plan attached to this letter.
Responses to these specific amended code standards are addressed as follows.

CDC 55.100(0) Refuse and Recycling Standards
1. All commercial, industrial and multifamily developments over five unils
requiring Class Il Design Review shall comply with the standards set forth in
these provisions. Modifications to these provisions may be permitted if the
Planning Commission determines that the changes are consistent with the
purpose of these provisions and the City receives written evidence from the local
[franchised solid waste and recycling firm that they are in agreement with the
proposed modifications.
Response: The proposed project was approved as a Class 1l Design Review application. This
extension complies with the standards set forth in CDC 55.100 This standard is met.

2. Compactors, containers, and drop boxes shall be located on a level Portland
Cement concrete pad, a minimum of four (4) inches thick, at ground elevation or
other location compatible with the local franchise collection firm's equipment at
the time of construction. The pad shall be designed to discharge surface water
runoff to avoid ponding.

Response: The approved refuse and recycling enclosure will be surfaced with a concrete pad
and drained in accordance with this new standard.

3. Recycling and solid waste service areas:

a.  Recycling receptacles shall be designed and located to serve the collection
requirements for the specific type of material.

b.  The recycling area shall be located in close proximity to the garbage
container areas and be accessible to the local franchised collection firm's
equipment.

¢.  Recycling receptacles or shelters located outside a structure shall have
lids and be covered by a roof constructed of water and insect resistive
material. The maintenance of enclosures, receptacles and shelters is the
responsibility of the property owner.
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g.

The location of the recycling area and method of storage shall be
approved by the local fire marshal.

Recycling and solid waste service areas shall be at ground level and/or
otherwise accessible to the franchised solid waste and recycling collection
Sfirm.

Recyeling and solid waste service areas shall be used only for purposes of
storing solid waste and recyclable materials and shall not be a general
storage area to store personal belongings of tenants, lessees, property
management or owners of the development or premises.

Recyclable material service areas shall be maintained in a clean and safe
condition.

Response: Recycling and solid waste areas are proposed to be placed within two enclosures
specified on the approved site plan (attached to this letter). The enclosure will be covered
and the location does not interfere with required fire access. The owner of the property or
maintenance company will ensure these facilities are clean and safe and not used as a general
storage area. These standards are met.

4. Special Wastes or Recyclable materials

a.

Environmentally hazardous wastes defined in ORS 466.005 shall be
located, prepared, stored, maintained, collected, transported, and
disposed in a manner acceptable to the Oregon Department of
Environmental Quality.

Containers used to store cooking oils, grease or animal renderings for
recycling or disposal shall not be located in the principal recyclable
materials or solid waste storage areas. These materials shall be stored in
a separate storage area designed for such purpose.

Response: The approved development does not include uses with hazardous wastes or other
materials listed in this standard. This standard does not apply.

5. Screening and Buffering

a.

Enclosures shall include a curbed landscape area at least three (3) feet in
width on the sides and rear. Landscaping shall include, at a minimum, a
continuous hedge maintained at a height of 36 inches.

Placement of enclosures adjacent to residentially zoned property and
along street frontages is strongly discouraged. They shall be located so as
to conceal them from public view to the maximum extent possible.

All dumpsters and other trash containers shall be completely screened on
all four sides with an enclosure that is comprised of a durable material
such as masonry with a finish that is architecturally compatible with the
project. Chain link fencing, with or without slats, will not be allowed.

Response: Surrounding the exterior of the proposed enclosures on the side and rear is a
landscaped area within concrete curbs. The placement has been located for functionality for
the various buildings, and is not adjacent to residentially zoned property or the site’s street
frontage. The enclosure will be constructed of a 6'-tall masonry unit wall, compatible with
the proposed exterior of the buildings. These standards are met.
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6.  Litter receptacles.

a.  Location. Litter receptacles may not encroach upon the minimum required
walkway widths.

b.  Litter receptacles may not be located within public right-of-ways except as
permitted through an agreement with the City in a manner acceptable to
the City Attorney or his/her designee.

¢.  Number. The number and location of proposed litter receptacles shall be
based on the type and size of the proposed uses. However, at a minimum,
for non-residential uses, at least one (1) external litter receptacle shall be
provided for every 25 parking spaces for first 100 spaces, plus one (1)
receptacle for every additional 100 spaces. (ORD. 1565)

Response: Required litter receptacles will be provided with the approved development. A
total of 835 parking spaces have been approved, requiring a total of 12 trash receptacles. Of
the total 12 receptacles, 6 will be constructed in Phase I with the first building, and an
additional 6 during Phase II with the construction of the other two buildings. This standard is
met.

CDC 55.110 The Site Analysis
14.  Identify applicable Goal 5 Resources identified in the City's Comprehensive
Plan.
Response: The subject site does not contain Goal 5 Resources per the inventories adopted in
the City’s Comprehensive Plan (attached to this letter). This standard does not apply.

CDC 55.125 Transportation Analysis

Certain development proposals required that a Traffic Impact Analysis (TIA) be

provided which may result in modifications to the site plan or conditions of approval

to address or minimize any adverse impacts created by the proposal. The purpose,

applicability and standards of this analysis are found in CDC Section 85.170. B.2.

(ORD 1584)

85.170 Supplemental Submittal Requirements for a Tentative Subdivision or Partition

Plan

B.  Transportation.

2. Traffic Impact Analysis (TIA).
A.  Purpose. The purpose of this section of the code is to implement

Section 660-012-0045 (2) (e) of the State Transportation Planning
Rule that requires the City to adopt a process to apply conditions to
development proposals in order to minimize adverse impacts to and
protect transportation facilities. This section establishes the
standards for when a proposal must be reviewed for potential traffic
impacts; when a Traffic Impact Analysis must be submitted with a
development application in order to determine whether conditions
are needed to minimize impacts to and protect transportation
Jacilities; what must be in a Traffic Impact Study; and who is
qualified to prepare the Study.
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B.  Typical Average Daily Trips. The latest edition of the Trip
Generation manual, published by the Institute of Transportation
Engineers (ITE) shall be used as the standards by which to gauge
average daily vehicle trips.

C.  When Required. A Traffic Impact Analysis may be required to be
submitted to the City with a land use application, when the following
conditions apply:

The development application involves one or more of the

a.

Sfollowing actions:

(1) Achangeinzoning or a plan amendment designation; or

(2) Any proposed development or land use action that
ODOT states may have operational or safety concerns
along a state highway, and

(3) The development shall cause one or more of the

Jollowing effects, which can be determined by field
counts, site observation, traffic impact analysis or study,
field measurements, crash history, Institute of
Transportation Engineers Trip Generation manual; and
information and studies provided by the local reviewing

Jurisdiction and/or ODOT:

(a.) An increase in site traffic volume generation by
250 Average Daily Trips (ADT) or more (or as
required by the City Engineer); or

(b.) Anincrease in use of adjacent streets by vehicles
exceeding the 20,000 pound gross vehicle weights
by 10 vehicles or more per day; or

(c.) The location of the access driveway does not meet
minimum intersection sight distance requirements,
or is located where vehicles entering or leaving
the property are restricted, or such vehicles queue
or hesitate on the State highway, creating a safety
hazard; or

(d.) The location of the access driveway does not meet
the access spacing standard of the roadway on
which the driveway is located; or

(e.) A change in internal traffic patterns that may
cause safety problems, such as back-up onto the
highway or traffic crashes in the approach area.

D.  Traffic Impact Analysis Requirements.
Preparation. A Traffic Impact Analysis shall be prepared by a

I

[3S]

professional engineer in accordance with OAR 734-051-180.

The City shall commission the traffic analysis and it will be

paid for by the applicant,

Transportation Planning Rule Compliance. See Section
105.050 Transportation Planning Rule Compliance.

H:APROJECTS\2060016 10\WP\LTR\10061 1-Extension Request.doc
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Pre-application Conference. The applicant will meet with
West Linn Public Works prior to submitting an application
that requires a Traffic Impact Application. This meeting will
determine the required elements of the TIA and the level of
analysis expected.

E.  Approval Criteria.

1.

Criteria. When a Traffic Impact Analysis is required, approval

of the development proposal requires satisfaction of the

following criteria:
(a) The Traffic Impact Analysis was prepared by a
professional traffic engineer in accordance with OAR
734-051-180; and
(b) If'the proposed development shall cause one or more of
the effects in Section 55.125(4)(3), above, or other
traffic hazard or negative impact to a transportation
facility, the Traffic Impact Analysis includes mitigation
measures that meet the City’s Level-of-Service and
satisfactory to the City Engineer, and ODOT when
applicable; and
(¢c) The proposed site design and traffic and circulation
design and facilities, for all transportation modes,
including any mitigation measures, are designed 1o:
(1.) Have the least negative impact on all applicable
transportation facilities; and

(2.) Accommodate and encourage  non-niotor
vehicular modes of transportation to the extent
practicable; and

(3.) Make the most efficient use of land and public
Jacilities as practicable; and

(4.) Provide the most direct, safe and convenient
routes practicable between on-site destinations,
and between on-site and off-site destinations; and

(5.) Otherwise comply with applicable requirements of
the City of West Linn Community Development
Code.

F.  Conditions of Approval. The City may deny, approve, or approve the
proposal with appropriate conditions.

1.

Dedication of land for streets, transit facilities, sidewalks,
bikeways, paths, or accessways shall be required where the
existing transportation system will be impacted by or is
inadequate to handle the additional burden caused by the
proposed use.

Improvements such as paving, curbing, installation or
contribution to traffic signals, construction of sidewalks,
bikeways, accessways, paths, or streets that serve the
proposed use where the existing transportation system may be
burdened by the proposed use may be required. (ORD. 1584)
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Response: This section of the code simply states changes to the site plan may be necessary
based on the traffic analysis findings. The original traffic analysis has already addressed
access locations and site circulation, and did not recommend any changes to the approved
site plan. It also references Section 85.170(B)(2), which identifies the traffic study
requirements. The original traffic study meets these requirements. New information enacted
since the project’s approval in March 23, 2010 has been addressed with a supplemental
analysis included with this letter. This standard is met.

2. there are no demonstrated material misrepresentations, errors, omissions, or
changes in facts that directly impact the project, including, but not limited to,
existing conditions, traffic, street alignment and drainage, or

Response: The extension application addresses all changes to applicable approval criteria
enacted since the initial approval in March 23, 2010, which are limited to minor changes in
refuse and recycling standards adopted by the City. No other misrepresentations, errors,
omissions, or changes in facts that directly impact the project, including, but not limited to,
existing conditions, traffic, street alignment, and drainage have occurred or have been
identified. Specifically, an analysis of potential changes in transportation conditions has been
prepared and has confirmed proposed off-site improvements identified in AP 07-01 are still
applicable and satisfy requirements of Section 85.170(B)(2). No other changes are applicable
to the requested extension. This standard is met.

3. the applicant has modified the approved plans to conform with current approval
criteria and remedied any inconsistency with Subsection 2, in conformance with
any applicable limits on modifications to approvals established by the CDC.

Response: The approved plans have been modified to conform to current approval criteria
related to refuse and recycling standards of Section 55.100(0), and are included with this
extension request. As confirmed by City staff, the previously approved plans are in
conformance with all other approval criterion and standards. This standard is met.

B.  The Planning Commission may grant an extension from the effective date of
approval of two (2) vears pertaining to applications listed in Section 99.060.B,
consistent with subsections 99.325 A (1-3).
Response: CDC 99.060.B states, “I. Extension of approval when the Planning Commission
acted as the initial decision making authority.” This application is for an extension of a Class
[I Design Review application and the Planning Commission was the initial decision making
authority. Subsections 99.325 A (1-3) are addressed above. This standard is met.

C.  The Historic Review Board may grant an extension from the effective date of
approval of two (2) years for applications listed in Section 99.060.D, consistent
with subsections 99.325 A (1-3).
Response: This application is for an extension for a Class 11 Design Review that is not listed
in Section 99.060.D. This standard does not apply.

D.  Eligibility for extensions.

1. Only those applications approved between July 1, 2006 and December 31,
2009 shall be eligible for an extension.

H:\PROJECTS\206001610\WP\LTR\10061 1-Extension Request.doc
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Response: The City Council approved the subject application on February 15,2007 and the
decision became final on March 23, 2007. This application is eligible for an extension
request.

2. Any application eligible for an extension under Subsection D(1) that
would expire by June 30, 2010 shall be exempt from expiration pending a
decision regarding the extension application, provided that a complete
application and deposit fee has been submitted to the Planning Director
prior to that date. However, the extension shall begin on the date that the
application’s initial approval lapsed.
Response: The final decision for this application expired on March 23, 2010; however, this
section allows the extension of the application as the deposit fee and a completed application
have been submitted prior to June 30, 2010. Assuming this application, which was submitted
prior to June 30, 2010, is approved, the two-year extension will extend the prior approval to
March 23, 2012. This approval criterion is met.

E.  Extension Procedures.
1. The application for extension of approval may be submitted only afier a
pre-application meeting under Section 99.030(B).
Response: A pre-application conference meeting regarding the requested extension was held
on May 6, 2010 (notes included with this letter). This approval criterion is met.

2. The application shall satisfy the neighborhood meeting requirements of

Section 99.038 for those cases that require compliance with that section.

Response: Two separate meetings were held on June 3, 2010 with the Savanna Oaks

Neighborhood Association and on June 9, 2010 with the Willamette Neighborhood

Association (the site is actually located in the Willamette Neighborhood Association, but

both associations were included since the applicant met with both of them during the original

approval process). Documentation, as required by Section 99.038, has been included with
this extension request. This approval criterion is met.

3. Applications for extensions must be submitted along with the appropriate
deposit to the Planning Department.
Response: Per the pre-application conference notes, the deposit for this application is half
the original request. The appropriate deposit of $10,000 has been provided with this
application, meeting this requirement.

4. Applications for extensions will be processed if the initial approval lapses
prior to issuance of a decision, consistent with subsection (D)(2) of this
section.

Response: As indicated in our response to Subsection (D)(2) above, the final decision for
this application expired on March 23, 2010; however, this section allows the extension of the
application as the deposit fee and a completed application have been submitted prior to June
30, 2010. Assuming this application, which was submitted prior to June 30, 2010, is
approved, the two-year extension will extend the prior approval to March 23, 2012. This
approval criterion is met.

H:APROJECTS\2060016 10\WP\LTR\10061 1-Extension Request.doc
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5. Notice of the decision shall be issued consistent with Section 99.080.
Response: Section 99.080 requires Type A notice for a Class II Design Review application.
This requirement will be met by staff providing public notice.

6.  The decision shall not become effective until resolution of all appeal
periods, including an opportunity for City Council call-up pursuant to this
chapter. (ORD. 1589 § 1 (Exh. A), 2010)
Response: The final decision of the requested extension by the Planning Commission, and
an opportunity for appeal before the City Council, will conform with this approval criterion.

In summary, the City’s adoption of Ordinance Number 1589 established specific approval
criteria that must be met to allow for an extension of the prior design review decision granted
in 2007. This project’s initial unanimous approval by the City Council continues to be in
compliance with relevant approval criteria. Where new code standards have been adopted or
revised, this letter and enclosures demonstrate compliance as required by Ordinance Number
1589.

Please feel free to contact me with any questions.

Sincerely,

LA AN

Rhys Konrad, LEED AP, Planner
Associate

Enclosures: AP 07-01 Final Decision
May 6, 2010 Pre-Application Conference Meeting Notes
Neighborhood Meeting materials
City of West Linn Goal 5 Maps
Revised Site Plan
June 11, 2010 Traffic Update Letter
Approved Design Review package
Approved Traffic Analysis

c:  Jeff Parker, Paul Price — Blackhawk Development

Mike Robinson — Perkins Coie
Bob Thompson, Tom Wright, Brent Ahrend — Group Mackenzie
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WEST LINN CITY COUNCIL
FINAL DECISION NOTICE
AP 07-01

IN THE MATTER OF THE CONSTRUCTION OF THREE OFFICE
BUILDINGS AND A PARKING STRUCTURE AT THE NORTHWEST
CORNER OF BLANKENSHIP ROAD AND TANNLER DRIVE

At a special meeting on January 15, 2007, the West Linn City Council held a public hearing to
consider the appeal of the Tanner Basin Neighborhood Association of the Planning
Commission’s decision to approve an application submitted by Blackhawk LLC. The
application proposes to redevelop the 11.3-acre property at the northwest corner of Tannler Drive
and Blankenship Road with three office buildings totaling 289,000 square feet and a 4-level
parking structure with space for 756 vehicles. The approval criteria for the design review
application are found within Chapter 55 of the Community Development Code (CDC). The
hearing was conducted pursuant to the provisions of CDC Chapter 99.

The hearing commenced with a staff report presented by Gordon Howard, Senior Planner. The
appellants then testified, with the Tanner Basin Neighborhood Association represented by Ed
Schwarz. The applicant then provided a presentation, represented by Bob Thompson, Dick Spies
Brent Ahrend, and Bill Wilt. Kathy Halicki, James Bents, Roberta Schwarz, and Ken Pryor
provided testimony in support of the appeal, while Alice Richmond, Gordon Root, and Andrew
Stamp spoke in favor of the application (against the appeal). The appellant and the applicant
then each provided a final rebuttal.

FINDINGS

The City Council adopted the findings of the West Linn Planning Commission in their decision
approving the original application, which incorporated the findings proposed by staff and the
applicant in the Staff Report to the Planning Commission. The City Council made the following
additional findings:

1. In response to the appellants’ assertion that the applicant had not looked at alternative site
designs that reduced grading and drainageway impacts, the City Council determined that the
applicant had prepared alternative site designs in the application and had chosen a site plan that
minimized grading disturbance on the site by stepping buildings up from Blankenship Road
along the slope, concentrating parking into a 4-level structure, and maintaining the upper % of
the site as undisturbed open space. Additionally, the City Council determined that the site does
not contain a natural drainageway.

2. The City Council determined that the Planning Commission’s conditions of approval did
not include any requirements that improperly deferred matters for subsequent discretionary
review. The Council determined that review of the joint use agreement for the entrance drive,
street lighting details, and specific trees within the landscape plan were sufficiently
administrative in nature in terms of applying city standards, and did not involve significant
discretion on the part of City officials reviewing these conditions.

AP 07-01 Final Decision 1



3. The City Council determined that the Planning Commission correctly determined that the
proposed lot line adjustment was within the definition of “minor” contained in CDC 85.210
based upon past city practice.

4. The City Council determined that the applicant’s noise analysis was appropriate and
adopted its findings instead of the alternative analysis offered by the appellants. The Council
further noted that garbage trucks, parking lot sweepers, and other service vehicles will have their
noise screened from residences to the north by the proposed upper buildings. The Council noted
that HVAC units on the buildings would need to be constructed in a way so as to direct noise
away from existing residences to the north.

5. The City Council dismissed the appellant’s argument that the project was improperly
staged, and that all traffic improvements should therefore be constructed with the first phase.

The Council determined that the applicant’s proposal to construct Building “A” next to
Blankenship Road in the first stage was appropriate because, if the later stage of the development
were never constructed, the first stage standing alone would satisfy all relevant CDC approval
criteria. The Council also determined that requirements for rough proportionality between
project impacts and mitigation measures mandated that the City allow a similar staged set of
transportation improvements.

6. The City Council reaffirmed the Planning Commission’s determination that construction
of an above-ground storm water detention facility was impracticable, and further determined that
the appellant’s example of an attractive surface water detention facility in Lake Oswego was not
comparable because, unlike the Lake Oswego facility, any surface water detention pond on this
site would have to be constructed on sloped land and thus would require large retaining walls.

7. The City Council reaffirmed the Planning Commission’s finding that the proposed traffic
mitigation measures were appropriate. The Council determined that traffic mitigation was
appropriately analyzed on a large-scale level encompassing the entire Tenth Street corridor area,
and not on small individual segments of the corridor, such as the intersection of Tannler Drive
and Blankenship Road. The applicant’s proposed mitigations will have a significant benefit for
the entire Tenth Street corridor in terms of a new traffic signal, lane widenings, and additional
turn lanes. The Council determined that the additional traffic mitigation measures recommended
by the Oregon Department of Transportation were appropriate and necessary to fully mitigate
traffic impacts. The Council also determined that the speed at which the Tenth Street task force
was proceeding with its deliberations meant that a slight modification to Condition of Approval
#14 relating to later stages of the development was appropriate.

8. Regarding the intersection of Tannler Drive and Blankenship Road, the Council
determined that the project and proposed traffic mitigations would result in an increase in PM
peak hour turn movements from Tannler Drive to Blankenship Road from 35 to 95. While this
remains at level of service “F,” the applicant’s proposed traffic plan mitigates this impact by
adding an exclusive left turn lane onto Tannler and installing a traffic signal to the west at the
project entrance to Blankenship (allowing “platooning” of traffic and corresponding gaps in
traffic along Blankenship to allow left turns from Tannler). In the context of an overall view of
mitigation of traffic impacts proposed by the applicant, the solution for the intersection of
Tannler and Blankenship is acceptable.

AP 07-01 Final Decision 2



9. The City Council determined the applicant’s placement of a traffic signal at the site
driveway entrance and Blankenship Road required additional measures for pedestrians from that
intersection into the site. The existing driveway into the site has no pedestrian walkway, and
such a walkway is necessary to reach the existing and proposed office buildings from the
intersection. Also, a direct stairway from the intersection to the south entrance of Building “A”
is also necessary and appropriate to ensure proper pedestrian circulation and access.

10. The City Council determined that, along Tannler Drive, exceptions to the requirement for
both a sidewalk and a planter strip along the upper portion of the site were necessary only to
protect the three significant trees along this frontage. Thus, a meandering sidewalk that was
curb-tight to Tannler Drive (no landscape strip between the sidewalk and the roadway) only
where necessary to preserve a significant tree was appropriate.

11. The City Council determined that internal site circulation and proper integration of the
proposed development with the existing office buildings to the west required a direct pedestrian
connection from the west side of the proposed parking structure to the walkways of the existing
office development.

12.  The City Council determined that Tri-Met may agree to move the existing transit stop
along the north side of Blankenship Road closer to the new traffic signal at the project entrance
driveway. Thus, the condition of approval requiring construction of appropriate bus shelter
facilities should reflect this possibility.

13. The City Council determined that the proposed street medians in Tannler Drive to be
constructed as part of this project should be landscaped to make them more attractive.

DECISION

Based upon the findings discussed above, a motion was made by Councilor Gates and seconded
by Councilor Eberle to deny the appeal and uphold the decision of the West Linn Planning
Commission to approve the application, with the following conditions of approval.

1. The applicant shall not allow construction of any walls, entryway features, or signs that
would impair clear vision at the intersection of Tannler Drive and the access driveway
from Tannler Drive pursuant to the standards of Community Development Code (CDC)
Chapter 42.

2. The applicant shall provide satisfactory legal evidence establishing joint use of the
existing driveway access to Blankenship Road on the adjacent Willamette 205 Corporate
Park property (1800 Blankenship Road) to the west. Such evidence shall be in the form
of deeds, easements, leases, or contracts to establish joint use, and shall be placed on
permanent file with the City.

3. The applicant shall preserve trees #6, #7, and #12 as identified on Sheet C 1.1 and in the
arborist’s tree inventory along the northern portion of the site adjacent to Tannler Drive.
Tree #5 is not significant and may be removed. The applicant shall design a meandering
sidewalk along the upper portion of Tannler Drive that incorporates a curb-tight sidewalk
location to protect these significant trees, and a sidewalk separated from the Tannler
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10.

11.

12.

13.

Drive traveled way with a six-foot wide planter strip where no significant trees are
located.

The applicant shall not remove any of the trees designated as “hazard” trees amongst
trees #1-#53 unless approved by the City Arborist through the tree removal provisions of
the West Linn Municipal Code.

The applicant shall plant 24 caliper inches of replacement trees to mitigate the removal of
Pacific Madrone species required by improvements to Tannler Drive on the southeastern
portion of the property. Replacement trees are to be planted within the landscaped
portions of the site as is shown on the applicant’s landscape plan submitted with the
application, and not in the northern portion of the site.

In accordance with Section 55.100(B)(2)(b), the applicant shall place a tree conservation
easement over the significant trees within the northern, undeveloped portion of the site
that prohibits any disturbance or improvements without approval of the City of West
Linn. Alternatively, the applicant may choose to dedicate this area to the city.

Prior to any site development or grading, the applicant shall delineate the southern
boundary of the proposed open space area with an anchored chain link fence. The fence
shall remain in place until the completion of all site development work.

The applicant shall improve the existing pedestrian trail along the northern boundary of
the site. The trail shall be a width of eight feet, paved with asphalt. The applicant shall
dedicate a fifteen-foot wide pedestrian easement centered on the constructed trail.

Prior to occupancy of the lower building on the site, the applicant shall have completed
all street and traffic improvements listed as “Phase | mitigation” in the application,
particularly, the November 3, 2006 letter from the applicant’s traffic engineer, including
the recommendations from city traffic consultant Carl Springer in his memorandum dated
October 30, 2006, and the recommendations of the Oregon Department of Transportation
(ODOT) contained in their letters of November 21, 2006. Prior to occupancy of either of
the two upper buildings on the site, the applicant shall have completed all improvements
listed as “Full Development Mitigation” in the application, as stated in the same letter as
above, and as modified or amended by the recommendations of Carl Springer and ODOT
dated October 30, 2006 and November 21, 2006 respectively. All improvements must be
coordinated with and approved by the City, and ODOT in their areas of responsibility.

The applicant shall complete half-street improvements to Tannler Drive along the
property frontage, consisting of sidewalk and planter strip to current city standards. The
planter strip may be eliminated in locations where preservation of significant trees is
required.

The applicant shall submit a street lighting plan and shall install street lights pursuant to
that plan along both Blankenship and Tannler to illumination standards of the City of
West Linn.

The applicant shall construct a bus shelter along Blankenship Road between Tannler
Drive and Summerlinn Lane at a location to be determined by Tri-Met and to design
specifications of Tri-Met.

The underground storm water detention and treatment facility shall be private and shall
meet City design standards. The applicant shall execute a maintenance agreement that
provides for proper operation of the storm water system, requires annual reports to the

AP 07-01 Final Decision 4



14.

15.

16.

17.

18.

19.

20.

21.

city regarding ongoing maintenance and operation of the facility, requires professional
certification that the facility is operating to city-prescribed standards, allows for city
inspection of the facility upon reasonable notice, and requires and guarantees
improvements or repair of the system as directed by the City Engineer or Public Works
Operations Manager

In the event that the Tenth Street Task Force, or another City transportation study,
recommends a transportation improvement that could be preferable to a transportation
improvement that is approved as a condition of approval of this project, the following
shall occur:

a. The Planning director will notify the applicant to schedule a meeting to discuss
the condition; and

b. if the applicant agrees that the alternative improvement should replace a condition
of approval; then

C. an application will be processed, at no cost to the applicant, to consider whether a
modification to a specific condition of approval should be made.

The applicant shall consult with and receive approval from the City Arborist prior to
removal or modification of any vegetation or application of any herbicides in the
undeveloped area on the northern portion of the site. The City Arborist’s approval shall
be based upon the impact on the health of the existing trees in this undeveloped area and
the integrity of the natural habitat on the site.

The improvements associated with the Tenth Street/Salamo Road/Blankenship Road
intersection shall allow for future installation of a second left turn lane from Tenth Street
onto Blankenship Road without significant removal of recently installed improvements.

The applicant shall construct a continuous sidewalk along one side of the driveway from
Blankenship Road connecting with the existing walkway north of the first parking bay
within the existing Corporate Park project. A crosswalk at this location shall connect
across the driveway to walkway north of proposed Building “A.”

The road medians on Tannler Drive shall be landscaped with plantings as approved by
the City Parks and Recreation Director.

Heating and Air Conditioning (HVAC) units on the building roofs shall be oriented away
from existing residences to the north so as to minimize noise in that direction.

The applicant shall construct a stairway connecting the main entrance to Building “A”
facing Blankenship Road to the intersection of Blankenship Road and the main access
driveway.

The applicant shall construct a walkway connecting the western entry of the parking
structure north and up to the pedestrian walkway for the upper (northern) building in the
existing Corporate Park development.

AP 07-01 Final Decision 5



This decision may be appealed to the Land Use Board of Appeals (LUBA) within 21 days of this
notice pursuant to LUBA’s rules and applicable statutes. Those parties with standing (i.e., those
individuals who submitted letters into the record, or provided oral or written testimony during
the course of the hearing, or signed in on the attendance sheet at the hearing, or who have
contacted City Planning staff and made their identities known to staff) may appeal this decision
to the Land Use Board of Appeals within 21 days of the mailing of this decision pursuant to the
provisions of Chapter 99 of the Community Development Code.

NORMAN B. KING, MAYOR DATE

Mailed this day of , 2007.

Therefore, this decision becomes final at 5 p.m., , 2007.

Devrev/Finaldecisions/ap0701 final

AP 07-01 Final Decision 6



City of West Linn
PRE-APPLICATION CONFERENCE MEETING
Notes

DRAFT
May 6, 2010

SUBJECT: Extension of previous approval for 3 office buildings with parking
structure and surface parking at the northwest corner of Blankenship
Road and Tannler Drive

ATTENDEES: Applicants: Rhys Konrad
Staff: Tom Soppe (Planning Department), Khoi Le (Engineering
Department)

The following is a summary of the meeting discussion provided to you from staff
meeting notes. Additional information may be provided to address any “follow-up”
items identified during the meeting. These comments are PRELIMINARY in nature.
Please contact the Planning Department with any questions regarding approval
criteria, submittal requirements, or any other planning-related items. Please note
disclaimer statement below.

Project Details

The applicant has applied for a pre-application conference for a two-year extension for a
Class II Design Review for a project consisting of three office buildings and a parking
structure at the northwest corner of Tannler Drive and Blankenship Road in the
Willamette neighborhood of West Linn. The design review file DR-06-24 was originally
applied for on June 30, 2006. After its approval by the Planning Commission the file was
appealed to the City Council as file AP-07-01. This was approved by the City Council on
February 15, 2007. After the decision was signed on March 1, 2007 it was sent the next
day, and became effective on March 23" 2007. Therefore the application’s expiration
date was March 23™ 2010, but the applicant can still apply for an Extension application
under the new extension section of the Community Development Code (CDC), Section
99.325.

Community Development Code (CDC) 99.325(D)(1) states “Only those applications
approved between July 1, 2006 and December 31, 2009 shall be eligible for an
extension.” The previous application therefore qualifies the applicant to be able to apply
for an extension since its effective approval date is March 23, 2007. CDC 99.325(D)(2)
allows applicants with applications that expire before June 30, 2010 to apply for
extensions by June 30, 2010 even if the application has already passed its 3-year
expiration by this date. Therefore, despite the 3-year expiration date having occurred in
March, the applicant can still apply for the Extension, but must do so by June 30. The
two-year extension itself, if approved, would be measured from the original expiration

Draft Pre-Application Notes




date. Therefore if the Extension application is approved, the expiration date would be
March 23", 2012.

Proposed by the applicant and eventually approved by City Council on the 11.3 acre
property were 289,000 square feet of floor space in the three buildings, along with 756
parking spaces in the four story parking garage and 79 additional surface parking spaces.

For responses to Chapter 55 criteria, the applicant needs to respond to those that have
changed due to code amendments since the submittal date of the original Class 1I Design
Review application. Per staff analysis, only Section 55.100(0) Refuse and Recycling
Standards has been added to 55.100 since the submittal of the original application, and
other sections of 55.100 have not changed. Ifthe new standards of 55.100(O) necessitate
changes in the site plan or other aspects of the proposal, in order for the proposal to meet
current code, this should be explained in the narrative and plans should be altered
accordingly for the submittal of the Extension application. If such changes alter the
nature of the application in other ways that would require a change in the narrative
response to other 55.100 sections as well, the applicant shall respond to these section in
the new narrative as well.

Section 55.125 has been modified since the previous application. The applicant should
compare the current requirements of this section and determine whether the traffic study
or the proposal or conditions related to transportation should be modified for the
extension application accordingly. In the requirements for the site analysis,
55.110(B)(14) has been added and requires identifying Goal 5 resources on site.

Appendix I of the 2008 Transportation System Plan discusses the Tannler/Blankenship
intersection and the possible reconfigurations and improvements to this intersection,
including a scenario where Tannler Drive would be re-routed through parts of this site.
The Extension application will need to be reviewed in the context of the new
Transportation System Plan.

Engineering Comments

TRAFFIC ANALYSIS

Provide updated traffic analysis and recommendations based on the new TSP and ITE as
well as other relating publishing manuals such MUTCD, Highway Capacity Manuals, etc.

WATER
The project is located between two different water pressure zones: Bland Pressure Zone
and Willamette Pressure Zone. The City Water Master Plan indicates both pressure

zones are deficient under emergency conditions.

The developer shall require paying Murray & Smith Associates for the analysis, making
sure the increased demand will not worsen the current water system.
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Process
The Extension permit is required.

A neighborhood meeting following the provisions of 99.038 is required for an Extension
permit for a commercial development of over 1,500 square feet, per 99.325(E)(2) and
99.038. Contact Beth Kieres, president of the Willamette Neighborhood Association at
(503) 722-1531 or willametteneighborhood@gmail.com, and Dave Rittenhouse,
president of the Savanna Oaks Neighborhood Association at 503-635-0800 or
daver@europa.com. The property is in Willamette, but Savanna Oaks is immediately
across Tannler Drive. The applicant is required to provide the neighborhood association
with conceptual plans and other material at least 10 days prior to the meeting. The
Extension application cannot be accepted unless the neighborhood meeting provisions are
fulfilled by the time the application is submitted.

In a narrative the applicant shall respond to Section 55.100(O) which has been
implemented since the original application. The applicant should also respond to any
other 55.100 sections that would require a change in response due to any site changes
necessitated by responses to 55.100(0), or due to responses to any other changes in
Chapter 55 since the submittal of the original application. The site analysis should be
modified per the aforementioned change in 55.110, and the applicant shall be sure to
submit a modified traffic study and modified transportation-related proposals if the
changes in 55.125 necessitate this.

cdc.

Follow the submittal requirements for Chapter 55. Submittal requirements may be
waived but the applicant must first identify the specific submittal requirement and
request, in letter form, that it be waived by the Planning Director and must identify the
specific grounds for that waiver. The waiver may or may not be granted by the Planning
Director.

N/A is not an acceptable response to the approval criteria. Prepare the application and
submit to the Planning Department with deposit fees and signed application form.

The deposit for an Extension is half the deposit of the original application. The original
application for the Design Review (excluding the variance and lot line adjustment that
were not approved in the final decision) had a deposit of $20,000 so the deposit for the
Extension application will be $10,000. Any cost overruns to the Extension deposit will
result in additional billings.

Once the submittal is deemed complete, the staff will schedule a hearing with the
Planning Commission and will send out public notice of the hearing at least 20 days
before it occurs. The Planning Commission’s decision may be appealed to City Council
by the applicant or anyone with standing.
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Pre-application notes are void after 18 months. After 18 months with no application
approved or in process, a new pre-application conference is required.

Typical land use applications can take 6-10 months from beginning to end.

DISCLAIMER: This summary discussion covers issues identified to date. It does not
imply that these are the only issues. The burden of proofis on the applicant to
demonstrate that all approval criteria have been met. These notes do not constitute an
endorsement of the proposed application. Staff responses are based on limited material
presented at this pre-application meeting. New issues, requirements, etc. could emerge as
the application is developed.

Pre-app2010/Preapp 2010—05-06/pa-10-13 Tannler West Extension
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May 14, 2010

Re: Willamette 205 Corporate Center
Land Use Approval Extension

Dear Neighbor/Interested Party:

You are invited to attend one of two neighborhood meetings with the Savanna QOaks
. Neighborhood Association and the Willamette Neighborhood Association for a discussion on

b - an upcoming land use approval extension request of the approved Willamette 205 Corporate
= 8 Center office complex. The project is located on a vacant site at the northwest corner of
5 ] Tannler and Blankenship in West Linn. The property owner is proposing to extend the
2 E existing development approval in accordance with the City process recently adopted by City
T < Council. No design modifications are proposed from the approved plan.
8 5 € A copy of the notice boundary and approved site plan has been included with this letter.
-;‘:,’ o g Specifics on the meeting dates, time, and location are below:
%) ke 5}
s & ¢
§ o© &
> a O
<z § Savanna Oaks Neighborhood Willamette Neighborhood
2 g 3 Time: Time:
wmex g Thursday, June 3, 2010, 7:00 p.m. Wednesday, June 9, 2010, 7:00 p.m.
% g g ) Location:
- Location: Tualatin Valley Fire & Rescue
€ 3 West Linn City Hall Community Room
p 0 22500 Salamo Road 1860 Willamette Falls Drive, West Linn
& ® West Linn, OR 97068 97068
L [
. Our presentation will include a review of the proposal and new information requested by the
3TOUP

wrri City for the extension application. Your input is appreciated. If you have any questions
Mackenzie, X b
Incorporated regarding the proposal, please contact us at 503-224-9560 or rkiggrpmack.com.

Architaciing

Sincerely,

&8

Rhys Konrad, LEED AP, Planner
Associate

HAPROJECTS\206001600\WP\LTR\100514-Land Use Approval Ext Notice.doc
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LOCATION MAP

ADJACENT PROPERTY OWNERSHIP NOTIFICATION
ADJACENT PROPERTIES WITHIN 500 FEET OF THE SITE

DISCLAIMER: This property ownership information is derived from
Metro's Regional Land information System (RLiS-Lite).
Metro’'s RLIS Lite is updated on a quarterly basis

As such, this information is based on the most
recent subscriptien from  August  2009. No  liability
is assumed for any errors in this repoit.
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Locations:
Portland, Oregon

Seattis, Washinglon

(S
Vancouval, Washington L.

May 28, 2010

Re:  Willamette 205 Corporate Center
Land Use Approval Extension

Dear Neighbot/Interested Party:

The purpose of this duplicate notice is to ensure the proper contact information has been
provided in the event there are questions about the proposal. Please contact your association
president with questions in advance of the meeting (contact information is listed below).

You are invited to attend one of two neighborhood meetings with the Savanna Oaks
Neighborhood Association and the Willamette Neighborhood Association for a discussion
regarding an upcoming land use approval extension request for the approved Willamette 205
Corporate Center office complex. The project is located on a vacant site at the northwest
comer of Tannler and Blankenship in West Linn. The property owner is proposing to extend
the existing development approval in accordance with the City process recently adopted by
the City Council. No design modifications are proposed from the approved plan.

The meeting dates, times, and locations are:

Savanna Oaks Neighborhood Willamette Neighborhood
Time: Time:
Thursday, June 3, 2010, 7:00 p.m. Wednesday, June 9, 2010, 7:00 p.m.
Location: Location:
West Linn City Hall Tualatin Valley Fire & Rescue

22500 Salamo Road Community Room

West Linn, OR 97068 1860 Willamette Falls Drive

West Linn, OR 97068
President Contact:
David Rittenhouse President Contact:
503-635-0800 Beth Kieres

503-722-1531

We encourage you to attend the meeting for your neighborhood listed above. This topic may
not be the only item discussed; our presentation will include a review of the proposal and
new information requested by the City for the extension application. Your input is

appreciated.
Sincerely,

s A

ys Konrad, LEED AP, Planner
Associate

HAPROJECTS\206001610\WP\LTR\100528-Land Use Approval Extension Notice.doc
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Easy Peel® Labels

Use Avery® Template 51609
21E35AC00101
HUMPHREY ROBERT D
2539 REMINGTON DR
WEST LINN, OR 97068

[

21E35AC03300

CUSHMAN CHRISTOPHER J &
CARMA

2335 TANNLER DR

WEST LINN, OR 97068

21E35AC03600

CITY OF WEST LINN
22500 SALAMO RD #600
WEST LINN, OR 97068

21E35BC80002
KUYKENDALL RACHEL J
4800 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80005

GILLIS JACQUELINE
4860 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80008

SWANSON WALTER A & KATHI
4701 SUMMERLINN WAY

WEST LINN, OR 97068

21E35BCR0011

DOBROTH HENRY V TRUSTEE
4775 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80014

IRWIN LISA G

4901 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80017

BETTIN KARENJ

4975 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80020

RATHIJE EDWARD S

5101 SUMMERLINN WAY
WEST LINN, OR 97068

Etiquettes faciles a peler
Utilisez le gabarit AVERY® 5160®

(ORI

A I
Feed Paper mcemmms

21E35AC02700
OZERUGA LUDMILA
POBOX 11778
PORTLAND, OR 97211

1
Bend along line to i
expose Pop-Up Edge™ i

21E35AC03400

LIU JIN & FANNY ZHEN
2345 TANNLER DR
WEST LINN, OR 97068

21E35BC80000

MADISON HEIGHTS LLC
1965 EGAN WAY

LAKE OSWEGO, OR 97034

21E35BC80003

FROLAND LAWRENCE A &
CATHERINE N

4840 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80006

DICKSON LINDA J

4890 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80009
HENDERSON JERRILYN &
DAVID

4735 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80012

HUBBARD ROBERT E & JAN R
4795 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80015

GILES ROBERT B & MARILYN J
4935 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80018

BACCHUS JOAN & RONALD F
4995 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80021

WEST CURTISS E

5135 SUMMERLINN WAY
WEST LINN, OR 97068

A

Sens de
rharsomant

1
Repliez & la hachure afin de |
révéler le rebord Pop-Up™ |

i
AVERY® 51609 i

21E35AC02800

FISCHER EDWARD & M A
FISCHER-CHESLOCK
2525 REMINGTON DR
WEST LINN, OR 97068

21E35AC03500

ELLIOT JOHN A TRUSTEE
2355 TANNLER DR

WEST LINN, OR 97068

21E35BC80001

HAYES MICHAEL J

4830 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80004

PIKE LESLIE

4850 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80007

COVEY L GAYE

4705 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80010

TAUBE MARY E

4755 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80013
ARKEBAUER SUSANJ
4905 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80016
JOHNSTON ETHEL LINDA
4955 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80019

DARBY GERALDL &
JACQUELYN C

5105 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80022
HILGENDORF STEPHANIE J
5155 SUMMERLINN WAY
WEST LINN, OR 97068

www.avery.com
1-800-GO-AVERY

[SOTT——



Easy Peel® Labels

Use Avery® Template 51609
21E35BC80023

ACHORD JOLENE

5175 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80026
SCHOEPKE CAROL

5305 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80029

SWEET STAN A & LEONORE
5375 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80032

LEWIS M MARIE TRUST
5501 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80035

WOLCOTT MARSHALL &
RHONDA

52160 FOXTAIL RD
LAPINE, OR 97739

21E35BC80038

BEMENT ROBERT STEPHEN
18151 W OCOTILLO AVE
GOODYEAR, AZ 85338

21E35BC80041

JOHNSON DOROTHY E
5660 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80044

OVEREN GERALD & JOANN
5800 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80047
WILLIAMS JANET C

5860 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80050

BALLARD ROBERT C
6000 SUMMERLINN WAY
WEST LINN, OR 97068

Etiquettes faciles & peler
Utilisez le aabarit AVERY® 51609

| S

A T
Feed Paper s
21E35BC80024
WEAVER LISA M
5195 SUMMERLINN WAY
WEST LINN, OR 97068

Bend along line to
expose Pop-Up Edge™

| S—

21E35BC80027
ALLISONLOLA A

11520 SE SUNNYSIDE RD #506
CLACKAMAS, OR 97015

21E35BC80030

GRILL LEONARDE & LINDA L
17411 SE 15TH WAY
VANCOUVER, WA 98683

21E35BC80033

ALLSUP DAND & JOYCE B
35932 ELLINGTON DR
SPRINGFIELD, OR 97478

21E35BC80036

MRKONIC MICHAEL TRUSTEE
PO BOX 716

COOS BAY, OR 97420

21E35BC80039

CASWELL LAURIE

5640 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80042

DANIEL JOHN P JR & MARY K
22118 SHWY 213

OREGON CITY, OR 97045

21E35BC80045

BROWN TAMARA RAE
5840 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80048

WALSH LAWRENCE P
5890 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BCR80051

WEAVER LISA M

5195 SUMMERLINN WAY
WEST LINN, OR 97068

i
Repliez a la hachure afin de |
révéler le rebord Pop-Up™ |

P ———

AVERY® 5160©

21E35BC80025
RASMUSSEN ARTHUR L &
MARILYN C

5301 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80028

HERTEL DIANA M

5355 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80031

JOHNSON KATHY L

5505 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80034

BLAZEK JOSEPH W & JUDITH L
2504 SPECAN VALLEY PL
GREEN VALLEY, AZ 85614

21E35BC80037

BEMENT SUSAN ELAINE
5630 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80040

DRYDEN THOMAS J

5650 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80043

VIECELI GREGORY R &
KATHERINE M

622 TIMBER CREEK DR NW
ISSAQUAH, WA 98027

21E35BC80046

MOORE STEPHEN R & JUANITA
E

5850 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80049

WILCH RICHARD

6030 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC80052
SWANSON MICHELLE V
6050 SUMMERLINN WAY
WEST LINN, OR 97068

www.avery.com
1-800-GO-AVERY



Easy Peel® Labels
Use Avery® Template 51609

21E35BC80053

BARGER WILLIAM R & TANA
M

460 FIESTA CT

TRACY, CA 95376

21E35BC80800

MADISON HEIGHTS LLC
1965 EGAN WAY

LAKE OSWEGO, OR 97034

—————

21E35BC94200

KORMAN NANCY L

4200 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94250
WOODHOUSE KATIE E
4250 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94501
MCCLESKEY SHELLEY
4501 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94555

AUSTIN VAUGHN & TAMMY
4555 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94600
JOHNSTON THOMAS B
TRUSTEE

4600 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94650

SILVA GARY A

4650 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BD00100

WYATT MARVIN L TRUSTEE
2340 TANNLER DR

WEST LINN, OR 97068

21E35BD00500

JELINEO JOHN T & SUZANNE R
2369 FALCON DR

WEST LINN, OR 97068

Etiquettes faciles & peler
Utilisez le gabarit AVERY® 51609

Y ———

A I
Feed Paper ———
21E35BC80054
YOUNG TODD M
1500 SW 11TH AVE UNIT 1401
PORTLAND, OR 97201

Bend along line to
expose Pop-Up Edge™

| -

21E35BC80900

MADISON HEIGHTS LLC
1965 EGAN WAY

LAKE OSWEGO, OR 97034

21E35BC9%4230
VELANDER PETER L &
ANGELINE M

1980 PEARL ST APT 4624
DENVER, CO 80203

21E35BC9%4260

BELL TIMOTHY

4260 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC9%4505

HASKELL NORANN M
4505 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94575

FORST LEE G

4575 SUMMERLINN WAY
WEST LINN, OR 97068

21E35B(C94630

TROSS ROBERT P & DOROTHY
M

4630 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94660
KALINOWSKI FRANK E &
SANDRA

4660 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BD00300

RICHARDSON WARREN P

945 N MAPLE GROVE RD APT
304

BOISE, ID 83704

21E35BD00600
LANGENDOEN BRIAN J &
DEBORAH L

2353 FALCON DR

WEST LINN, OR 97068

A

Sens de
rharaemant

i
Repliez a la hachure afin de |
révéler le rebord Pop-Up™ |

AVERY® 51609

21E35BC80700

MADISON HEIGHTS LLC
1965 EGAN WAY

LAKE OSWEGO, OR 97034

21E35BC90000

KG INVESTMENT CO LLC
1502 SW MONTGOMERY
PORTLAND, OR 97201

21E35BC94240

RODIGER JOHN

4240 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94290

SAUER MARIANNE L
4290 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94535

COTERILL DAVID M
4535 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94595
ANDERSON DONNA G
4595 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94640

CIESLIK SHEILA

4640 SUMMERLINN WAY
WEST LINN, OR 97068

21E35BC94690

MEYERS ALFRED H &
ANNABELLE

411 BRAZOS DR
GEORGETOWN, TX 78623

21E35BD00400
LEMMERS MICHAEL J
2375 FALCON DR
WEST LINN, OR 97068

21E35BD00700
ZANDER STEPHEN R A
TRUSTEE

2333 FALCON DR
WEST LINN, OR 97068

www.avery.com
1-800-GO-AVERY

P

[T



Easy Peel® Labels

Use Avery® Template 5160©
21E35BD00800

CABINE MONROE & BETTY J
2325 FALCON DR

WEST LINN, OR 97068

|

21E35BD01100
BUCKMAN DENNIS D
2348 FALCON DR
WEST LINN, OR 97068

21E35BD01400

RIAD SHERIF K & NAGWA N
2366 FALCON DR

WEST LINN, OR 97068

21E35BD01700

SHERWOOD JAMES & NINA
18822 OLD RIVER DR

WEST LINN, OR 97068

21E35BD03100

KHEMLANI R B & KUMARI R
2405 REMINGTON DR

WEST LINN, OR 97068

21E35BD03400
KARIMI MISAGH
2423 REMINGTON DR
WEST LINN, OR 97068

21E35C 00801

BLACKHAWK NEVADA LLC
2020 STH AVE STE C

WEST LINN, OR 97068

21E35C 00804

WEST LINN ASSOCIATES LLC
2625 NORTHRUP WAY
BELLEVUE, WA 98004

21E35C 01200

STATE OF OREGON
TRANSPORTATION BLDG
SALEM, OR 97310

21E35DB01400

PRYOR KENNETH A & SHERRY
O

2119 GREENE ST

WEST LINN, OR 97068

Etiquettes faciles a peler i
Utilisez le gabarit AVERY® 51609 i

A I
Feed Paper =
21E35BD00900
SARYMOTLAGH DAWOOD & K
GHAEDGHALEH
2330 FALCON DR
WEST LINN, OR 97068

21E35BD01200

JAY JAMES D & ANGELA
21499 S CLEAR CREEK RD
ESTACADA, OR 97023

Bend along line to
expose Pop-Up Edge™

[ —

21E35BD01500

PHILLIPS FAMILY TRUST
2372 FALCON DR

WEST LINN, OR 97068

21E35BD01800
SHERWOOD JAMES
18822 S OLD RIVER RD
WEST LINN, OR 97068

21E35BD03200

KEELE TERRY & MICHELLE
2413 REMINGTON DR

WEST LINN, OR 97068

21E35BD03500

MACK PETER & PAMELA
JOYCE

2425 REMINGTON DR
WEST LINN, OR 97068

21E35C 00802

NEW ALBERTSONS INC
PO BOX 20

BOISE, ID 83726

21E35C 00805

WEST LINN ASSOCIATES LLC
2625 NORTHRUP WAY
BELLEVUE, WA 98004

21E35D 00700

RKM DEVELOPMENT INC
15285 NW CENTRAL DR #100
PORTLAND, OR 97229

21E35DB01500

KEMP DONALD L &
CONSTANCE V

2117 GREENE ST
WEST LINN, OR 97068

A

Sens de
charaement

i
Repliez 4 la hachure afin de |
révéler le rebord Pop-Up™ |

| ——

AVERY® 5160€

21E35BD01000
JONES GARY M & SANDRA A
2338 FALCON DR |
WEST LINN, OR 97068

21E35BD01300
TRIBOU THOMAS R &
DELORES J

2360 FALCON DR
WEST LINN, OR 97068

21E35BD01600

AUSTIN VAUGHN R & TAMMY
E

2378 FALCON DR

WEST LINN, OR 97068

21E35BD03000

NASON JANICE & STEVE
2328 FALCON DR

WEST LINN, OR 97068

21E35BD03300

FIRST TECHNOLOGY CREDIT
UNION

PO BOX 2100

BEAVERTON, OR 97075

21E35BD03600 |
STADELL STEVE & JANET
2429 REMINGTON DR
WEST LINN, OR 97068

21E35C 00803
FOODMAKERS INC
9330 BALBOA AVE
SAN DIEGO, CA 92123

21E35C 00806

WEST LINN ASSOCIATES LLC
2625 NORTHRUP WAY
BELLEVUE, WA 98004

21E35D 00800

RKM DEVELOPMENT INC
15285 NW CENTRAL DR #100
PORTLAND, OR 97229

21E35DB01600

KOLSTAD TOBY M & LINDA C
2115 GREENE ST

WEST LINN, OR 97068

www.avery.com
1-800-GO-AVERY

[ p—,



Easy Peel® Labels

Use Avery® Template 5160®
21E35DB01700
ANDERSEN PAUL W & BRENDA
D

2113 GREENE ST

WEST LINN, OR 97068

21E35DB02000
BUTLER KIMBERLY
2103 GREENE ST
WEST LINN, OR 97068

|

21E35DB03800

ODMAN DENNIS M & SHARON
A

1818 BARNES CIR

WEST LINN, OR 97068

21E35DB04100

KIM MICHAEL S & MINDY M
2102 GREENE ST

WEST LINN, OR 97068

Etiquettes faciles a peler i
Utilisez le aabarit AVERY® 5160® !

i

A EEER  p.ng;longline to !

feed Paper ==  ayxnose Pop-Up Edge™ A
21E35DB01800

DYRDAHL LANCE L & JAMIL
2111 GREENE ST
WEST LINN, OR 97068

21E35DB02100
RITTENHOUSE EARL J &
ELIZABETH A

2101 GREENE ST

WEST LINN, OR 97068

21E35DB03900

INNES FAMILY TRUST
1820 BARNES CIR
WEST LINN, OR 97068

21E35DB04200
HENRIOT PHILIPPE
1826 BARNES CIR
WEST LINN, OR 97068

A
Sens de

rharaomant

i
Repliez 2 la hachure afin de |
révéler le rebord Pop-Up™ |

i
AVERY® 51609 i

21E35DB01900
BENTS JAMES J

2109 GREENE ST
WEST LINN, OR 97068

21E35DB03700

SHERIDAN WILLIAM G JR &
NANCY O

1816 BARNES CIR

WEST LINN, OR 97068

21E35DB04000

COSTELLOE DANIEL L & HEIDI
p

1822 BARNES CIR

WEST LINN, OR 97068

21E35DB04300

READ DONALD N & SHERYL D
1828 BARNES CIR

WEST LINN, OR 97068

www.avery.com
1-800-GO-AVERY

[y



Neighborhood Meeting

You are invited to attend a joint meeting with the Savanna Oaks Neighborhood
Association and the Willamette Neighborhood Association for a discussion on an
upcoming extension request of the approved Willamette 205 Corporate Center office
complex. The project is located on a vacant site at the northwest corner of Tannler and
Blankenship in West Linn. The property owner is proposing to extend this significant
development approval in accordance with the City process recently adopted by City
Council. No new design information is proposed, and this application 1s limited to the
approval criteria, which require addressing new information since the project’s approval

in 2007.
Savanna Oaks Neighborhood Willamette Neighborhood
Time: Time:
Thursday, June 3, 2010, 7:00 p.m. Wednesday, June 9, 2010, 7:00 p.m.
. Location:
Location: Tualatin Valley Fire & Rescue
West Linn City Hall Community Room
22500 .Salamo Road 1860 Willamette Falls Drive, West Linn
West Linn, OR 97068 97068




AFFIDAVIT OF MAILING

STATE OF OREGON )
) SS
COUNTY OF CLACKAMAS )
I, 'K\xv\‘s Konce & , being first duly sworn, depose and say:

That onthe _\4™ day of MAT 2010, | served upon the persons shown on Exhibit
“A,” attached hereto and by this reference incorporated herein, a copy of the Notice of
early neighborhood meeting marked Exhibit “B,” attached hereto by this reference
incorporated herein, by mailing to them a true and correct copy of the original hereof. |
further certify that the addresses shown on said Exhibit “A” are their regular addresses
as determined from the books and records of the Clackamas County Department of
Assessment and Taxation Tax Rolls, and that said envelopes were placed in the United
States Mail with postage fully prepared thereon.

(AN SN

Signature

SUBSCRIBED AND SWORN to before me onthis __ 10 day of \Sum , 2010

OFFICIAL SEAL
REBECCA LYNN BRANDT

Notary Pu.bll‘_C/fOF Oregon 85/  NOTARY PUBLIC-OREGON
My commisson expres: 5/,2,/)2. oo S DTSR,
RE: Toamlwr West Exiuasion

AFFIDAVIT OF POSTING

STATE OF OREGON )
) SS
COUNTY OF CLACKAMAS )
I, ’\Z\/\4‘> {Comn d , being first duly sworn, depose and say:

As the applicant for the “Taml.- \Wwesy Exhgen  project, | hereby certify that | posted a
sign for the early neighborhood meeting in accordance with the requirements of the
West Linn Community Development Code on the _{4*" day of May 20 0.

Dated this _|O*™  dayof dume 20\0

e LA

Signature

SUBSCRIBED AND SWORN to before me on this__ Y0 day of Qone_ ,20\0

OFFICIAL SEAL
REBECCA LYNN BRANDT
NOTARY PUBLIC-OREGON
COMMISSION NO. 431538
MY COMMISSION EXPIRES AUG. 12, 2012

e, £, (51-LF

Notary Public fof Oredon
My commission expires: g//z//z_

RE: ~Toannker est Ex\nsiom




MEMORANDUM

DATE: June 8, 2010
TO: File
FROM: Tom Wright, Bob Thompson, and Brent Ahrend

SUBJECT: Savannah Oaks Neighborhood Association Meeting

Representatives of the applicant developing the Willamette 205 Corporate Center Phase 11 project (Bob
Thompson, Architect; Tom Wright, Planner; and Brent Ahrend, Traffic Engineer of Group Mackenzie)
attended the June 3, 2010 meeting of the Savannah Oaks Neighborhood Association. The reason for meeting
with the neighborhood was that an application will be submitted to the city in the next week or two for
Willamette 205 Corporate Center Phase 11, which is an office complex previously approved for the site
located at Tannler Drive and Blankenship Road. The following is a summary of the presentation by the
applicant’s representative.

. This project was approved by the City Council in March 2007, but will expire unless a two-year
extension is granted by the City.
. Therefore, the only request we have of the City is to extend the decision. This type of request is truly

a sign of the economic times, and the City of West Linn adopted an ordinance allowing the
opportunity for an extension similar to many other jurisdictions in the Portland area.

. The approval criteria for an extension request is focused primarily around if the project continues to
comply with City standards at the time of the original approval, and that it complies with any
standards that have changed since the original approval.

. The applicant is not proposing any changes to the project or to the conditions of approval from what
was approved in 2007.

. The only changes in City standards that have occurred since 2007, according to our review and City
staff, are those related to the recycling/trash enclosure standard and the number of trash receptacles.

. It appears the project already complies with the trash enclosure standard, and will be adding a few
trash receptacles in the parking lot to address the new standard.

. The applicant also reviewed transportation conditions to determine if anything significant has

changed since the 2007 decision.

Since it has been a few years since the approval, and possibly some of the meeting attendees are not familiar
with the project, the applicant’s representative provided a general overview of the previously approved
project design.

Following the presentation, there were a number of questions and concerns regarding the design of the project
and traffic congestion. It was pointed out by the applicant’s representative that the request is only to extend
the design review decision and not to change the design of the project or any of the conditions of approval,
unless there are standards that have changed since the original 2007 approval. Regardless, there were several
comments/concerns expressed regarding traffic, scale of the building adjacent to Blankenship, storm drainage,
and the future of the undeveloped open space area at the north end of the site. The majority of concerns were
regarding traffic, and specifically the intersection of Tannler and Blankenship. There was a comment from
one of the neighborhood attendees that the project was very attractive.

There was a request for a copy of the traffic report conducted for the prior approval, as well as further
information on timing of phases of the project and a traffic simulation model of the site. There were concerns
about the recent opening and traffic generated from the VA Clinic and about potential cut-through trips
anticipated through the site to access the signal opposite Albertsons. Additional traffic counts were requested
for more than one day.

H:\PROJECTS\206001610\WP\MEMO_RTC\100603-Savannah Oaks NA.doc



MEMORANDUM

DATE: June 10, 2010
TO: File
FROM: Rhys Konrad, Bob Thompson, and Brent Ahrend

SUBJECT: Willamette Neighborhood Association Meeting

Representatives of the applicant developing the Willamette 205 Corporate Center Phase Il project (Bob
Thompson, Architect; Rhys Konrad, Planner; and Brent Ahrend, Traffic Engineer of Group Mackenzie)
attended the June 9, 2010 meeting of the Willamette Neighborhood Association. The reason for meeting with
the neighborhood was that an application will be submitted to the City for the Willamette 205 Corporate
Center Phase I, which is an office complex previously approved for the site located at Tannler Drive and
Blankenship Road. The following is a summary of the presentation by the applicant’s representative.

Since it has been a few years since the approval, and possibly some of the meeting attendees are not familiar
with the project, the applicant’s representative provided a general overview of the previously approved
project design.

. This project was approved by the City Council in March 2007, but will expire unless a two-year
extension is granted by the City.
. Therefore, the only request we have of the City is to extend the decision. This type of request is truly

a sign of the economic times, and the City of West Linn adopted an ordinance allowing the
opportunity for an extension similar to many other jurisdictions in the Portland area.

. The approval criteria for an extension request is focused primarily around if the project continues to
comply with City standards at the time of the original approval, and that it complies with any
standards that have changed since the original approval.

. The applicant is not proposing any changes to the project or to the conditions of approval from what
was approved in 2007.

. The only changes in City standards that have occurred since 2007, according to our review and City
staff, are those related to the recycling/trash enclosure standard and the number of trash receptacles.

. It appears the project already complies with the trash enclosure standard, and will be adding a few
trash receptacles in the parking lot to address the new standard.

. The applicant also reviewed transportation conditions to determine if anything significant has

changed since the 2007 decision.

Following the presentation, there were a number of questions and concerns regarding the traffic issues in the
general project’s vicinity, and more specifically at Tannler and Blankenship. A detailed review of the
conditions of approval and the approximately $2 million of required mitigation was illustrated. Several
questions and concerns followed, mainly about the potential alignment of Tannler. It was pointed out the
approved project allows two of the three options proposed by the City for Tannler, in addition to the traffic
mitigation. It was stated the request is only to extend the design review decision and not to change the design
of the project or any of the conditions of approval, unless there are standards that have changed since the
original 2007 approval. There were concerns about potential cut-through traffic from Tannler through the site
to access the new signal at Albertsons. Also, there was concern about the traffic counts and whether they
included the residences above Summerlinn and the new VA Clinic. It was pointed out recent counts indicated
lower volumes than those of the approved traffic analysis, including the recent opening of the VA Clinic.

H:\PROJECTS\206001610\WP\MEMO_RTC\100609-Willamette NA.doc



Local Wetland Inventory

WEST LINN GOAL 5 INVENTORY, JAN 2005

Locally Significant Wetlands, DSL 2005
Other Wetlands, DSL 2005
Possible Wetlands,DSL 2005
Study Area Boundary

- Streams
Taxlot Base, West Linn GIS 2006
Parks, Open Space, & Natural Areas
Includes some areas of other misc.

city property ("City" type classification).
See Parks, Open Space, & Natural Areas Map

MAP PREPARED IN JUNE 2006

Map Labels
BE-01 Wetiand ID code
ce98.0002 DSL Deli

GOALS_2006 \ WET.
6506 couned ws (2nd drat)

Gis

avumemommmimms L COTRUST

PW  Possible Wetland

Wetlands shown on this map were
approved by the Division of State
Lands (DSL) in January 2005

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 ascertain the usability of the information.

Property information Taxlot Base Source: Clackamas County GIS

WETLANDS/GOAL 5 DISCLAIMER (DSL STANDARD):

Information shown on this map is for planning purposes only and wetland
information is subject to change. There may be unmapped wetlands
subject to regulation and all wetland boundary mapping is approximate.
In all cases, actual field i ine wetland i

You are advised to contact the Oregon Division of State Lands and

the U.S. Amy Corps of Engii with any i




Figure 5-3
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For specific property information,
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inventory on file at the City of
West Linn's Planning Department.
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[:] Open Space Inventory

"} Metro's Urban Growth Boundary

U . oo This product is for informational purposes and
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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 ascertain the usability of the information.

Property information Taxlot Base Source: Clackamas County GIS

WETLANDS/GOAL 5 DISCLAIMER (DSL STANDARD):

Information shown on this map is for planning purposes only and wetiand
information is subject to change. There may be unmapped wetlands
subject to regulation and all wetland boundary mapping is approximate.
In all cases, actual field i wetland i

You are advised to contact the Oregon Division of State Lands and

the U.S. Army Corps of Engineers with any regulatory guestions.
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prepared for, or be suitable for legal, engineering, or surveying purposes

Users of this information should review or consuit the primary data
and information sources to ascertain the usability of the information.
Habitat Data Source. Winterbrook Planning / EcoTrust. Field work:
August 2001- June 2002 using GIS data from Metro Regional Land
Information System (RUIS). West Linn Planning department updated
inventory 2008.

This product is for informational purposes and may not have been

Taxiol Base Source' Metro RLIS
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| Vancouver, Washington 28660

Tel: 360.695.7879 | www.grpmack.com | Fax: 360.693.6637

601 Main Street, Suite 101
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Portland, Oregon
Sealtle, Washington

Vancouver, Washington

June 11, 2010

City of West Linn
Attention: Tom Soppe
22500 Salamo Road
West Linn, OR 97068

Re: Willamette 205 Corporate Center Phase I1
Extension Traffic Analysis
Project Number 2060016.10

Dear Tom:

Group Mackenzie prepared this traffic analysis update for the two-year design review
extension for the Willamette 205 Corporate Center Phase II office building project.
Engineering comments provided at the May 6, 2010 pre-application conference requested an
updated traffic analysis and recommendations based on changes to the Community
Development Code, the new Transportation System Plan, ITE Trip Generation rates, and
other manuals such as MUTCD and Highway Capacity Manual. Based on our review, the
original traffic analysis, prepared in August 2006, is still valid and there is no need to prepare
an updated analysis for the reasons noted below.

COMMUNITY DEVELOPMENT CODE

Several changes to the applicable CDC have been made since the project approval. These
changes are addressed below.

48.010 — requires implementation of access management techniques. The project proposes to
share access with the adjacent building at a location on Blankenship opposite the Albertsons’
driveway. A second site driveway is proposed directly to Tannler Drive, outside of the
influence area of any other driveways or intersections. The driveways as proposed meet this
standard.

48.0825 — addresses access control, requiring adequate levels of service on roadways and
consolidated access locations if practicable. The original traffic analysis includes mitigation to
provide adequate levels of service on area roadways, and a shared access is proposed on
Blankenship Road. Driveway spacing standards for collector roadways such as Blankenship
and Tannler along the site frontage are 150 feet for private driveways. As proposed, the site
driveways meet this standard at approximately 250 feet on Blankenship and 645 feet on
Tannler.

55.125 — This section of the code simply states changes to the site plan may be necessary
based on the traffic analysis findings. The original traffic analysis already addressed access
locations and site circulation, and did not recommend any changes to the currently proposed
site plan. It also references 85.170(B)(2), which identifies the traffic study requirements. The
original traffic study meets these requirements.

H:APROJECTS'206001610\WP\LTR\10061 1-Traffic Analysis Extension.doc
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TRANSPORTATION SYSTEM PLAN/COMPREHENSIVE PLAN

The City of West Linn updated their TSP in 2008, after the original project approval. The
TSP does not include any new roadways or projects in the site vicinity that would change the
original traffic analysis findings. Improvements are still identified along the 10™ Street
corridor.

Along with the updated TSP, changes in the Comprehensive Plan Goal 12: Transportation
were made in late 2008 (Ordinance No. 1584). Changes include an identified group of
improvements on 10" Street including improved signal timing, adding lanes, and restricting
movements. Updated policies include having new development pay their fair share toward
transportation improvements, requiring traffic impact analyses, and mitigation of specific
development impacts. The project meets these goals as currently approved and conditioned.
No changes are required.

A level of service “D” condition is the preferred minimum for all facilities. The project meets
this level of service standard, with all intersections operating at a “D” with proposed
mitigation, except for an unsignalized left turn to Blankenship Road. It is recognized that not
all unsignalized turning movements can be mitigated due to limits on traffic signal installation
and the availability of alternate routes. The conditions of approval recognize that a traffic
signal can be installed at the intersection of Blankenship with Tannler or at the Albertsons and
site driveway location on Tannler, but not at both locations.

A new pedestrian policy requires developers to include pedestrian facilities and walkway
connections within the development and to adjacent land uses. The proposed internal
walkways and sidewalks along Tannler and Blankenship meet this requirement.

ITE TRIP GENERATION

The original analysis used the 7" Edition of ITE’s Trip Generation to estimate trips for the
three buildings, based on rates for Land Use Code 710, General Office Building. The 8"
Edition of Trip Generation was published in 2008; however, there were no changes in the trip
rates for General Office Building. The estimated trip generation would not change from the
original analysis.

MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES

The MUTCD was updated in 2009 from the 2003 version used in the original traffic analysis.
The only MUTCD reference was in the review of traffic signal warrants, specifically the peak
hour warrant. No change was made in the peak hour warrant in the 2009 MUTCD. The
original analysis is consistent with the current standard.

H:\PROJECTS'206001610\WP'\LTR\10061 I-Traffic Analysis Extension.doc
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HIGHWAY CAPACITY MANUAL

The original analysis was prepared using the 2000 HCM. The 2010 HCM is scheduled for
release in December 2010, so no changes in the capacity analysis would be required at this
time.

TRAFFIC VOLUMES

Traffic counts used in the original analysis were conducted in February 2006. In addition to
the counts, future traffic volume estimates included in-process projects and a general
background growth rate of 3%. The in-process project list included the Tannler East project,
all in-process projects included in the Tannler East traffic study (Willamette Marketplace, 145
residential lots), and the Fields Park II and Cove Place subdivisions.

Updated traffic counts were conducted in May 2010, at the intersections of Blankenship Road
with Tannler Drive and Salamo/10™ Street, to compare volumes with the original analysis.
These two intersections are the closest to the site, and the location at which the project would
have the greatest impact.

At the intersection of Blankenship/Tannler, traffic volumes have decreased from 2006 to 2010
by approximately 8%. At the Blankenship/Salamo/10"™ Street intersection, volumes have
decreased by 3.5% in both the AM and PM peak hours. This decrease in volumes has
occurred even with the development activity in the area that was included as in-process trips.
The attached figure presents the 2006 and 2010 traffic counts.

With a reduction in traffic volumes since the original analysis, any update would show traffic
conditions slightly improved. Therefore, the findings and recommendations of the original
analysis are still valid, and an updated traffic analysis is not needed.

10™ STREET AREA PLAN

The City’s TSP includes a 10" Street Area Plan as Appendix L. This plan identifies options
for addressing many of the existing and anticipated future deficiencies in the corridor.

Three options are considered for the Tannler Drive intersection with Blankenship. Option 1
would install a traffic signal at the west driveway serving Albertsons and the driveway
proposed to be shared with the project, while limiting the Tannler intersection to right turns.
This is most similar to the project proposal. Option 2 would align Tannler to the east, opposite
10"™ Street, which would also work with the proposal. Option 3 would align Tannler through
the project, aligning opposite the west Albertsons’ driveway. This option would impact the
project and has cost and grade issues.

H:\PROJECTS'206001610\WP\LTR\10061 1-Traffic Analysis Extension.doc
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Several improvements along the 10" Street corridor are recommended for advancement,
including roadway widening to provide two through lanes, turn lanes at the
Blankenship/Salamo intersection, added turn lanes at the northbound [-205 off-ramp, and
upgraded traffic control at the west Albertsons’ driveway. All of these improvements are
conditioned in full or part on the proposed project.

A single-point urban interchange has been recommended for the long-term interchange
improvement. Such an improvement would be expensive, requiring modification to the
existing freeway overpass structures. In the interim, improvements can be made to the existing
intersection alignment to address capacity concerns, as has been proposed and conditioned on
the project.

Further, Condition 14 of the Final Decision allows for modification to the project conditions
related to 10" Street improvements if an alternate improvement is found to be preferable by
the City.

TRAFFIC CONDITIONS OF APPROVAL

The current project approval requires improvements at the proposed site access locations on
Tannler Drive and Blankenship Road, as well as off-site improvements along the 10" Street
corridor (Condition 9). Specifically, the following improvements will be made.

Phase 1 Mitigation

1. Widen the eastbound Blankenship approach to 10" Street to provide full-width through
and right-turn lanes, providing 250 feet and 200 feet of queuing, respectively.

2. Install a traffic signal at the intersection of Tannler with Blankenship with permitted
left-turn phasing on Blankenship and split phasing for Tannler and the Albertsons’
driveway OR install a traffic signal at the intersection of Blankenship and the western
Albertsons’ driveway.

3.  Ifasignal is installed at the Tannler/Blankenship intersection, lengthen the existing left-
turn lane from Blankenship to the east Albertsons’ driveway from 100 feet to 150 feet
with a short transition area.

4.  Provide two lanes southbound on 10" Street, ending in a left-turn trap lane at the 1-205

northbound ramps.

Stripe the Tannler approach at Blankenship to provide a 300-foot left-turn lane.

Stripe a 100-foot left-turn lane on Tannler at the site access.

7. Lengthen the northbound off-ramp to provide 200 feet of storage in the lefi- and right-
turn lanes.

8.  Coordinate the proposed signal on Blankenship at Tannler (or the site driveway) and the
10" Street/I-205 northbound ramps with the existing signals on 10™ Street at
Blankenship/Salamo and the 1-205 southbound ramps.

9.  Provide sight distance in accordance with AASHTO standards at the site driveways on
Blankenship and Tannler. Landscaping and retaining walls should be placed such that
there are no obstructions within the clear vision area.

N Gh

H:\PROJECTS'206001610'\WP\LTR\10061 I-Traffic Analysis Extension.doc



City of West Linn

Willamette 205 Corporate Center Phase 11
Project Number 2060016.10

June 11, 2010

Page 5

10.  Restripe the existing through-lane approach at the intersection of Blankenship and 10™
Street to allow for left tums and through movements from the rightmost lane. This
would require modifications to the traffic signal heads on this approach and minor
changes to the signal operations.

Full Development Mitigation

1. Provide all Phase 1 mitigation measures.

2. If atraffic signal is installed at Blankenship/Tannler, modify signal timing to provide
protected/permitted lefi-turn phasing for westbound left turns.

3. Add a second eastbound right-turn lane on Blankenship at 10™ Street. With a signal at
the Tannler intersection, this lane should extend back to the intersection with Tannler
Drive to provide 200 feet of queuing. With a signal at the site driveway, the second lane
can taper back to a single lane at the Tannler intersection.

4. Provide a second northbound through lane along 10" Street from 200 feet south of the
I-205 northbound ramp intersection to Blankenship, where the two through lanes align
with the existing left- and right-turn lanes.

5. Extend the northbound left-turn lane on 10" Street at the I-205 southbound ramp to 300
feet.

Based on our review of the updated City of West Linn code and policies, as well as accepted
traffic engineering standards, the original traffic analysis is still consistent with the applicable
documents. Further, traffic counts conducted in May 2010 are 3.5% lower than the 2006
counts used in the original analysis. Therefore, the original traffic analysis does not need to be
updated for this application extension.

Please contact us if you have any questions regarding this analysis.

Sincerely,

AL

Brent Ahrend, PE
Traffic Engineer

Enclosures: Volume Figure
Traffic Counts

[ExPires: 1273w il |

c: Jeff Parker — Blackhawk, LLC
Rhys Konrad, Tom Wright, Bob Thompson — Group Mackenzie

H:\PROJECTS'\2060016 10\WP\LTR\10061 1-Traffic Analysis Extension.doc
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INTERSECTION: 10th St.--/Blankenship Rd.-- START TIME: 7:00 AM
PROJECT ID#: 2060016 END TIME: 9:00 AM
QCJOB #: 10142103 DATE: 2/2/2006
PEAK HOUR TURNING MOVEMENTS PEAK HOUR LINK VOLUMES
X
© o o ©c o° 16285 SW 85th Avenue, Ste. 105
'>' Tigard, OR 97224
J L |l T o Phone: 503-620-4242
Fax: 503 620-4545
0 1 t 0 <+« 368 +«— 485 email: jrw@qualitycounts.net
PHF TOTAL www.qualitycounts.net
42 — 0.93 — 64 HV = 4% 1516 HV = 4%
PEAK HOUR PED
450 T3 — 421 492 — 277 — CROSSING VOLUMES
ot r SRR | 0
© ©
< n (o2}
> s
I [pszestels e
0 0
PEAK HOUR: 7:30 AM PEAK 15 MINUTES: 7:30 AM
TO TO
8:30 AM 7:45 AM 0
5-MINUTE COUNT 10th St.-- Blankenship Rd.-- 10th St.-- Blankenship Rd.-- Crosswalk Usage TOTAL
PERIOD (Southbound) (Westbound) (Northbound) (Eastbound) (Peds By Approach)

BEGINNING AT | Right Thru Left Right  Thru Left | Right Thru Left Right  Thru Left North East South West Veh Peds
7:00 AM 0 0 0 0 1 31 9 0 15 31 2 0 0 0 0 0 89 0
7:05 AM 0 0 0 0 1 26 15 0 12 47 1 0 0 0 0 0 102 0
7:10 AM 0 0 0 0 2 31 10 0 17 43 5 0 0 0 0 0 108 0
7:15 AM 0 0 0 0 5 36 6 0 17 38 5 0 0 0 0 0 107 0
7:20 AM 0 0 0 0 7 33 11 0 17 39 0 0 0 0 0 0 107 0
7:25 AM 0 0 0 0 12 44 14 0 18 43 5 0 0 0 0 0 136 0
7:30 AM 0 0 0 0 4 46 13 0 17 41 4 0 0 0 0 0 125 0
7:35 AM 0 0 0 0 7 38 14 0 22 54 5 0 0 0 0 0 140 0
7:40 AM 0 0 0 0 7 45 14 0 24 47 5 0 0 0 0 0 142 0
7:45 AM 0 0 0 0 7 49 30 0 28 32 0 0 0 0 0 0 146 0
7:50 AM 0 0 0 0 1 34 24 0 29 36 4 0 0 0 0 0 128 0
7:55 AM 0 0 0 0 5 34 21 0 29 36 3 0 0 0 0 0 128 0
8:00 AM 0 0 0 0 7 32 16 0 21 37 5 0 0 0 0 0 118 0
8:05 AM 0 0 0 0 0 29 14 0 22 28 7 0 0 0 0 0 100 0
8:10 AM 0 0 0 0 3 23 18 0 26 37 1 0 0 0 0 0 108 0
8:15 AM 0 0 0 0 7 35 15 0 37 33 2 0 0 0 0 0 129 0
8:20 AM 0 0 0 0 7 34 29 0 23 33 4 0 0 0 0 0 130 0
8:25 AM 0 0 0 0 9 22 27 0 26 36 2 0 0 0 0 0 122 0
8:30 AM 0 0 0 0 4 28 21 0 27 32 3 0 0 0 1 0 115 1
8:35 AM 0 0 0 0 4 28 27 0 31 32 3 0 0 0 0 0 125 0
8:40 AM 0 0 0 0 1 40 36 0 23 35 3 0 0 0 0 0 138 0
8:45 AM 0 0 0 0 2 37 17 0 23 25 1 0 0 0 0 0 105 0
8:50 AM 0 0 0 0 4 27 27 0 25 27 6 0 0 0 0 0 116 0
8:55 AM 0 0 0 0 6 29 33 0 28 22 3 0 0 0 0 0 121 0

HOURLY TOTALS i Southbound : Westbound i Northbound : Eastbound Pedestrians By Approach TOTAL
Right  Thru Left | Right Thru Left | Right Thru Left | Right Thru Left West East North  South Veh Peds
7:00 AM 0 0 0 0 59 447 181 0 245 487 39 0 0 0 0 0 1458 0
7:15 AM 0 0 0 0 65 443 195 0 270 468 44 0 0 0 0 0 1485 0
7:30 AM 0 0 0 0 64 421 235 0 304 450 42 0 0 0 0 0 1516 0
7:45 AM 0 0 0 0 55 388 278 0 322 407 37 0 0 0 1 0 1487 1
8:00 AM 0 0 0 0 54 364 280 0 312 377 40 0 0 0 1 0 1427 1
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INTERSECTION: Tannler--/Blankenship-- START TIME: 7:00 AM
PROJECT ID#: 2060016 END TIME: 9:00 AM
QCJOB #: 10142104 DATE: 2/6/2006

PEAK HOUR TURNING MOVEMENTS

PEAK HOUR LINK VOLUMES

X
S v g 5 © 1 16285 SW 85th Avenue, Ste. 105
- '>' Tigard, OR 97224
J 1 L Il = B Phone: 503-620-4242
Fax: 503 620-4545
16 t 28 +— 317 — 374 email: jrw@qualitycounts.net
PHF TOTAL www.qualitycounts.net
338 — 0.92 — 280 HV = 4% 931 HV = 6%
PEAK HOUR PED
8 - I~ 66 362 — 486 — CROSSING VOLUMES
Tt r © g 0
3
Nt taa ettt etete oretel
R
PEAK HOUR: 7:30 AM PEAK 15 MINUTES: 7:30 AM IR
TO TO
8:30 AM 7:45 AM 0
5-MINUTE COUNT Tannler-- Blankenship-- Tannler-- Blankenship-- Crosswalk Usage TOTAL
PERIOD (Southbound) (Westbound) (Northbound) (Eastbound) (Peds By Approach)

BEGINNING AT | Right Thru Left | Right Thru Left | Right Thru Left | Right Thru Left North East South  West Veh Peds
7:00 AM 1 1 9 1 13 5 3 0 0 1 16 0 0 0 0 0 50 0
7:05 AM 0 0 9 2 8 3 3 0 1 1 36 1 0 0 0 0 64 0
7:10 AM 2 0 6 1 9 2 5 0 0 1 35 1 0 0 0 0 62 0
7:15 AM 5 1 6 1 15 8 4 0 0 1 30 0 0 0 0 0 71 0
7:20 AM 3 1 8 1 12 9 9 0 0 1 26 3 0 0 0 0 73 0
7:25 AM 3 0 6 1 20 3 6 0 0 1 35 0 0 0 0 0 75 0
7:30 AM 2 0 10 0 22 2 1 0 0 1 39 2 0 0 0 0 79 0
7:35 AM 7 0 14 5 16 3 3 0 0 1 37 0 0 0 0 0 86 0
7:40 AM 4 1 10 2 24 7 4 1 0 1 34 0 0 0 0 0 88 0
7:45 AM 2 0 9 2 32 4 1 1 1 0 22 1 0 0 0 0 75 0
7:50 AM 5 0 6 2 22 6 2 0 0 0 32 3 0 0 0 0 78 0
7:55 AM 2 0 9 5 24 4 3 0 0 0 24 3 0 0 0 0 74 0
8:00 AM 1 0 6 1 21 7 6 1 1 2 31 2 0 0 0 0 79 0
8:05 AM 4 0 8 2 15 6 3 0 0 1 21 0 0 0 0 0 60 0
8:10 AM 1 1 7 3 21 5 7 1 0 0 24 2 0 0 0 0 72 0
8:15 AM 1 0 6 0 37 5 5 0 0 0 28 1 0 0 0 0 83 0
8:20 AM 3 1 8 3 19 12 5 1 0 1 24 1 0 0 0 0 78 0
8:25 AM 2 1 6 3 27 5 9 1 1 1 22 1 0 0 0 0 79 0
8:30 AM 2 1 5 5 19 8 6 0 0 1 26 1 0 0 0 0 74 0
8:35 AM 2 0 5 4 27 3 5 1 1 0 27 0 0 0 0 0 75 0
8:40 AM 0 0 7 1 18 11 8 0 0 1 19 2 0 0 0 0 67 0
8:45 AM 3 0 5 2 18 5 8 0 1 0 13 1 0 0 0 0 56 0
8:50 AM 1 0 6 1 19 8 6 0 1 1 15 3 0 0 0 0 61 0
8:55 AM 2 0 5 3 21 11 5 0 0 0 16 0 0 0 0 0 63 0

HOURLY TOTALS i Southbound : Westbound i Northbound : Eastbound Pedestrians By Approach TOTAL
Right  Thru Left | Right Thru Left | Right Thru Left | Right Thru Left West East North  South Veh Peds
7:00 AM 36 4 102 23 217 56 44 2 2 9 366 14 0 0 0 0 875 0
7:15 AM 39 4 99 25 244 64 49 4 2 9 355 16 0 0 0 0 910 0
7:30 AM 34 4 99 28 280 66 49 6 3 8 338 16 0 0 0 0 931 0
7:45 AM 25 4 82 31 282 76 60 6 4 7 300 17 0 0 0 0 894 0
8:00 AM 22 4 74 28 262 86 73 5 5 8 266 14 0 0 0 0 847 0

Version 3.1
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QCJOB #: 10142110 DATE: 2/2/2006
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5-MINUTE COUNT Trees (10th St)-- Blankenship Rd.-- 10th St.-- Blankenship Rd.-- Crosswalk Usage TOTAL
PERIOD (Southbound) (Westbound) (Northbound) (Eastbound) (Peds By Approach)

BEGINNING AT | Right Thru Left | Right Thru Left | Right Thru Left | Right Thru Left North East South  West Veh Peds
4:00 PM 0 0 0 0 5 15 22 0 32 29 7 0 0 0 0 0 110 0
4:05 PM 0 0 0 0 8 22 15 0 26 28 6 0 0 0 0 0 105 0
4:10 PM 0 0 0 0 4 12 28 0 34 41 4 0 0 0 0 0 123 0
4:15 PM 0 0 0 0 9 25 20 0 21 29 10 0 0 0 1 0 114 1
4:20 PM 0 0 0 0 9 28 21 0 33 35 12 0 0 0 0 0 138 0
4:25 PM 0 0 0 0 11 14 23 0 25 28 9 0 0 0 0 0 110 0
4:30 PM 0 0 0 0 6 28 19 0 37 38 9 0 0 0 0 0 137 0
4:35 PM 0 0 0 0 9 28 20 0 31 29 6 0 0 0 0 0 123 0
4:40 PM 0 0 0 0 9 15 25 0 34 35 8 0 0 0 0 0 126 0
4:45 PM 0 0 0 0 7 28 25 0 38 38 4 0 0 0 0 0 140 0
4:50 PM 0 0 0 0 6 21 15 0 38 39 11 0 0 0 0 0 130 0
4:55 PM 0 0 0 0 4 15 29 0 35 30 7 0 0 0 0 0 120 0
5:00 PM 0 0 0 0 7 33 22 0 32 36 9 0 0 0 0 0 139 0
5:05 PM 0 0 0 0 10 30 24 0 32 50 15 0 0 0 0 0 161 0
5:10 PM 0 0 0 0 20 28 30 0 39 35 7 0 0 0 0 0 159 0
5:15 PM 0 0 0 0 8 23 20 0 35 35 10 0 0 0 0 0 131 0
5:20 PM 0 0 0 0 4 25 30 0 26 34 11 0 0 0 0 0 130 0
5:25 PM 0 0 0 0 7 28 24 0 29 24 7 0 0 0 0 0 119 0
5:30 PM 0 0 0 0 8 29 23 0 44 30 11 0 0 0 0 0 145 0
5:35 PM 0 0 0 0 5 21 33 0 41 41 6 0 0 0 0 0 147 0
5:40 PM 0 0 0 0 14 35 31 0 27 51 12 0 0 0 0 0 170 0
5:45 PM 0 0 0 0 10 31 26 0 33 38 18 0 0 0 0 0 156 0
5:50 PM 0 0 0 0 5 27 34 0 36 33 4 0 0 0 0 0 139 0
5:55 PM 0 0 0 0 8 32 28 0 28 32 6 0 0 0 0 0 134 0

HOURLY TOTALS i Southbound : Westbound i Northbound : Eastbound Pedestrians By Approach TOTAL
Right  Thru Left | Right Thru Left | Right Thru Left | Right Thru Left West East North  South Veh Peds
4:00 PM 0 0 0 0 87 251 262 0 384 399 93 0 0 0 1 0 1476 1
4:15 PM 0 0 0 0 107 293 273 0 395 422 107 0 0 0 1 0 1597 1
4:30 PM 0 0 0 0 97 302 283 0 406 423 104 0 0 0 0 0 1615 0
4:45 PM 0 0 0 0 100 316 306 0 416 443 110 0 0 0 0 0 1691 0
5:00 PM 0 0 0 0 106 342 325 0 402 439 116 0 0 0 0 0 1730 0

Version 3.1




INTERSECTION: Tannler--/Blankenship Rd.-- START TIME: 4:00 PM
PROJECT ID#: 2060016 END TIME: 6:00 PM
QCJOB #: 10142111 DATE: 2/2/2006

PEAK HOUR TURNING MOVEMENTS PEAK HOUR LINK VOLUMES

X
X o 9 4 © 16285 SW 85th Avenue, Ste. 105
'>' o Tigard, OR 97224
J 1 L | = = Phone: 503-620-4242
Fax: 503 620-4545
a7 4 . s0 — 347 +«— 512 email: jrw@qualitycounts.net
PHF TOTAL www.qualitycounts.net
374 — 0.94 «~— 310 HV = 2% 1199 HV = 2%
PEAK HOUR PED
24 7 152 445 — 559 —» CROSSING VOLUMES
T 1 r S % 1 0
— N
Q s 1t T
Nt taa ettt etete oretel
R
PEAK HOUR: 5:00 PM PEAK 15 MINUTES: 5:30 PM IR
TO TO
6:00 PM 5:45 PM 0
5-MINUTE COUNT Tannler-- Blankenship Rd.-- Tannler-- Blankenship Rd.-- Crosswalk Usage TOTAL
PERIOD (Southbound) (Westbound) (Northbound) (Eastbound) (Peds By Approach)

BEGINNING AT | Right Thru Left | Right Thru Left | Right Thru Left | Right Thru Left North East South  West Veh Peds
4:00 PM 2 0 2 2 22 11 9 1 1 0 26 4 0 0 0 0 80 0
4:05 PM 2 1 5 3 18 9 15 2 0 0 14 1 0 0 0 0 70 0
4:10 PM 1 1 5 6 21 5 6 0 2 2 34 2 0 0 0 0 85 0
4:15 PM 2 0 3 2 16 10 7 1 2 1 29 3 0 0 0 0 76 0
4:20 PM 1 1 3 2 24 16 12 0 0 0 31 1 0 0 0 0 91 0
4:25 PM 2 0 3 2 20 14 9 2 1 1 25 4 0 0 0 0 83 0
4:30 PM 0 0 5 6 21 15 9 0 1 2 34 1 0 0 0 0 94 0
4:35 PM 2 0 5 6 21 13 10 3 1 0 21 6 0 0 0 0 88 0
4:40 PM 1 0 3 7 18 14 9 0 1 1 31 5 0 0 0 0 90 0
4:45 PM 5 0 6 8 28 16 8 4 2 0 28 0 0 0 0 0 105 0
4:50 PM 3 0 4 6 23 12 15 0 1 1 31 3 0 0 0 0 99 0
4:55 PM 3 1 1 6 24 13 6 0 0 1 30 2 0 0 0 0 87 0
5:00 PM 3 0 1 3 19 13 12 1 0 3 32 4 0 0 0 0 91 0
5:05 PM 2 0 3 5 31 5 12 1 1 3 51 5 0 0 0 0 119 0
5:10 PM 0 2 3 2 35 22 14 0 0 3 25 2 0 0 0 0 108 0
5:15 PM 1 1 1 4 27 14 13 2 1 1 32 2 0 0 0 0 99 0
5:20 PM 4 0 1 3 22 9 8 2 1 1 37 5 0 0 0 0 93 0
5:25 PM 2 1 1 4 24 10 10 1 0 1 20 2 0 0 0 0 76 0
5:30 PM 0 0 3 3 32 15 7 0 1 3 32 5 0 0 0 0 101 0
5:35 PM 1 0 6 4 24 12 10 0 2 1 31 1 0 0 0 0 92 0
5:40 PM 1 0 2 5 30 17 21 3 4 0 40 4 0 0 0 0 127 0
5:45 PM 2 1 2 6 25 10 17 2 1 2 37 7 0 0 0 0 112 0
5:50 PM 1 0 6 5 19 16 9 0 3 6 22 4 0 0 0 0 91 0
5:55 PM 1 3 6 6 22 9 17 0 5 0 15 6 0 0 0 0 90 0

HOURLY TOTALS i Southbound : Westbound i Northbound : Eastbound Pedestrians By Approach TOTAL
Right  Thru Left | Right Thru Left | Right Thru Left | Right Thru Left West East North  South Veh Peds
4:00 PM 24 4 45 56 256 148 115 13 12 9 334 32 0 0 0 0 1048 0
4:15 PM 24 4 40 55 280 163 123 12 10 16 368 36 0 0 0 0 1131 0
4:30 PM 26 5 34 60 293 156 126 14 9 17 372 37 0 0 0 0 1149 0
4:45 PM 25 5 32 53 319 158 136 14 13 18 389 35 0 0 0 0 1197 0
5:00 PM 18 8 35 50 310 152 150 12 19 24 374 47 0 0 0 0 1199 0

Version 3.1
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1. PROJECT SUMMARY

Applicant:

Owner:

Representative:

Cross Streets:

Tax Lot of Site:

Site Area:

Zoning:
Requests:

Code Chapters
Addressed:

West Linn Corporate Park I, LLC
1800 Blankenship Rd.
West Linn, OR 97068

West Linn Corporate Park I, LLC
1800 Blankenship Rd.
West Linn, OR 97068

Group Mackenzie

PO Box 69039

Portland, OR 97239

Contact: Rhys Konrad/Matt Butts
(503) 224-9560

Tannler Drive and Blankenship Road
2S 1E 35C Tax Lots 100, 102, 200

10.71 Acres (466,597 SF)
11.3 Acres (494,136 SF) Adjusted

OBC - Office-Business Center

Class Il Design Review
Lot Line Adjustment

Chapter 55 Design Review
Chapter 85.210 Lot Line Adjustment
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2. INTRODUCTION

West Linn Corporate Park Il, LLC is proposing to develop a three-building office
complex on the 10.71-acre vacant site located on the northwest corner of Blankenship
Road and Tannler Drive. More specifically, the site comprises tax lots 100, 102, and 200
of Map 2S1E35C.

The site is zoned OBC - Office Business Center, and the proposed office use is permitted
outright in this zone. The proposed development will adjoin the existing Willamette
Corporate Center to the west of the subject site (i.e., tax lot 801). The subject site in
combination with the site directly to the east, remain as two of the most prominent vacant
office sites due to their close proximity to 1-205.

In addition to the three office buildings proposed, a multi-story terraced parking
structure is proposed to house the parking associated with the proposed project and limit
the amount of surface parking. Drive aisles and pedestrian walkways connect the adjacent
site to the west creating a complete corporate center. This will provide increased
employment opportunities and expand the City’s economic potential, which is the intent
of the OBC zone.

After additional neighborhood meetings and a follow up meeting with city staff, the site
has been redesigned to further consolidate the proposed development on the southern
portion of the site and save all significant trees located on the site. The following chart
specifically identifies the changes as a result of the revised design:

Revised Site Data
Standard June 30" Submittal Proposed
Site Area 494,136 SF (Adjusted) 494,136 SF (Adjusted)
Lot Coverage 33% 28%
Building Height 45'/55' 45'/55'
Landscaping 46% 67%
Auto Parking Spaces 917 835
Bicycle Parking Spaces 150 145

This application proposes a Type Il Design Review approval for a three-building office
development including the parking structure, and a Lot Line Adjustment with the
property to the west of the site to accommodate the parking structure.

HAPROJECTS\206001600\WP\0B0630-App_ REV.doc A-2



Vicinity Map

CURRENT SITE CONDITIONS

Existing Development

The site is currently vacant. The topography of the site slopes from the northeast to the
southwest of the site, including some areas over 25%. As defined by the City Code, lands
over 25% are considered to be Type I or 1l lands. The attached site analysis plan (Sheet
C1.0) shows the total Type | and Il lands based upon evaluation of a site survey for the

property.

In addition to some steep slopes, the site contains several trees, with a majority of them
located on the northerly one-third of the site. Several of the trees have been deemed
significant (mainly the Oaks in the northern portion of the site) by Mike Perkins, City
Arborist, while the remaining trees are comprised of non-significant species. As is shown
on the tree survey (Sheet C1.1), the trees in the northern portion of the site are scattered
throughout.

No significant natural resources, as is shown on the attached exhibits (E and F), exist on
the subject site. In addition, nothing is shown on Metro’s most recent (March 2005) Goal
5 inventory for the subject site (see Exhibit F) or on the City’s most recent (June 2006)
Goal 5 inventory maps (see attached).
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Surrounding Development
Surrounding development includes the following:

=  West: Two-building office complex
(Zoned OBC - Office Business Center)
" North: Single-family residential and condominiums
(R-10 — low density residential and R-2.5 — medium/high multi-family
residential)
" East: Vacant land (Proposed Tannler East Project)
(Zoned OBC - Office Business Center)
" South: Commercial development
(Zoned GC - General Commercial)

All adjacent sites, except for the northern abutting, are zoned for uses similar to the
proposed development. As such, the proposed development for professional and

administrative uses (permitted outright in the OBC zone) will be situated on the lower
half of the site, which creates a buffer between the adjacent residential uses to the north.

Streets

The site is located at the northwest corner of Blankenship Road and Tannler Drive, both
collector streets, just north of the 10" street interchange with 1-205. ODOT controls the
portion of Blankenship Road fronting the south side of the site.

Aerial Map
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Existing Zoning Map
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3. PROPOSED SITE DEVELOPMENT

BUILDING

The proposed use on the site is a three-building office complex, totaling approximately
289,935 SF, and parking structure. While the construction of the three buildings and
parking structure will occur separately over time, this application requests Design
Review approval of all structures proposed. A market analysis prepared by Norris Beggs
and Simpson for the second quarter of 2006 is attached as Exhibit Q. The study notes that
the vacancy in the suburban office market is reducing, and specifically the amount of
Class A Office space is at a shortage. Please see the attached building plans for more
detail (Sheets A1.0 — A3.7).

SITE IMPROVEMENTS

The proposed site improvements with this application include all the necessary grading,
utility, and other improvements needed for the development of the site. Due to the sloped
nature of the site, retaining walls are proposed throughout the site of which the exact
location and height are shown on Sheet C3.1. Treatment of retaining walls includes a
matching stone pattern similar to the base of the buildings and landscaping draping over
the tops. Code requires a minimum of 828 and a maximum of 911 off-street parking
spaces under the Office Use category for 289,935 SF of building area. Proposed parking
consists of 79 surface parking stalls near the buildings, and a parking structure
containing 756 spaces to accommodate the remaining required parking for a total of 835
spaces. All proposed parking meets all of the parking and circulation development
standards in the Code for the proposed zone.

In addition to the buildings and parking structure proposed, 67% (331,056 SF) of the
total site is proposed to be landscaped and/or left as open space. Specifically, of the total
7.6 acres of the site to be landscaped, 51% of the site or 5.8 acres (not including Greene
Street right-of-way) is proposed to remain as undisturbed natural open space which will
provide a natural buffer for adjacent residential neighbors.

As mentioned above, drive aisles and pedestrian connections are proposed to connect the
existing adjacent office development with the subject site as is shown on Sheet C2.2.

The proposed site improvements necessary for the proposed development require the
removal of several of the existing trees on the site. As shown on Sheet C1.1, the trees
that front Tannler Drive will be removed due to the development of public frontage
improvements required by the City, which include a sidewalk and planter strip along
Tannler Drive. The applicant has proposed to construct a curb-tight sidewalk for the
portion of Tannler Drive to the north of the proposed access, which will enable the
preservation of the existing trees to the north of the proposed access. In addition the
landscape trees associated with the existing development to the west will be removed due
to the development of the site. All trees proposed to be removed due to public
improvements and the proposed development will be replaced as a part of the site
landscaping associated with this application and shown on Sheet L1.0.

The trees in the northern portion of the site have the best chance of preservation, as is
identified in the attached arborist report (Exhibit G). The project arborist has identified

HAPROJECTS\206001600\WP\0B0630-App_ REV.doc A-6



53 trees located on the northern portion of the site, of which many are assumed to be
significant based upon preliminary meetings with the City Arborist. It appears from the
site survey that tree #53 is located on the adjacent property. Of the 53 trees located in
the northern portion of the site, 3 are identified as hazardous (10, 13,and 53b) and 3 have
major defects or problems. Tree #53b is proposed to remain; however, as it is identified
as a hazard it may need to be removed at a later date if determined to remain hazardous.
All additional significant trees, whether identified as hazardous or having major defects
or problems, will remain as a result of the redesign effort, which consolidates the
development to the southern most portion of the site.

Tree #53, while located on the adjacent property, was included in the attached arborist
report and was identified as a hazard as it, “pose[s] an unacceptable risk to the users of
that property and to the project site.” The adjacent property owner will be applying for a
tree removal permit in accordance with the Municipal Code at a later date to remove tree
#53.

SITE LAYOUTS

As the attached exhibits demonstrate, numerous site layouts have been attempted and
evaluated to minimize the loss of significant trees on the subject site. A few of the design
schemes are attached (Exhibit H) to generally explain how the design has been
approached.

The first two scenarios (Options A and B) show a traditional office complex development
with three or four buildings proposed and surface parking, much like the existing office
development to the west. The amount of building square footage is not uncommon for the
size of the site as is shown in the Floor Area Ratio (FAR) Case Study below. The average
square footage and FAR for suburban office developments associated with the FAR Case
Study exceed what is proposed with this application.

Options C and D propose a scheme similar to the one associated with our application,
except that an additional building is shown on the upper portion of the site for Option C.
Several of the significant trees located in the northern portion of the site are affected
with the proposed layouts. Although fewer trees are impacted with these options,
Building D is positioned in the upper portion of the site adjacent to the existing
residential homes. In addition, this option includes the improvement of Green Street,
which would further impact the adjacent homes.

The revised, proposed development has taken into great consideration the adjacent
residential uses and views impacted by the development of the subject site. As is shown
on the attached site plan, the proposed development provides a large buffer of natural
open space between the adjacent residential homes. In addition to situating the
development on the lower portion of the site, and as shown in the study below, the scale
of the proposed development does not exceed what is common for suburban office
development.
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FAR CASE STUDY

A case study of similar suburban office developments has been completed to demonstrate
that the proposed development is not overbuilt in terms of the floor to area ratio (FAR).

FAR Case Study for Suburban Office Developments

Address Square Footage Site Size (Acres) FAR

4800 Meadows Road 125,000 3.74 0.77
Tigard Triangle 285,000 12.49 0.52
4949 Meadows Road 125,340 5.0 0.58
Kruse Woods V 190,000 5.84 0.75
Average Development 181,335 6.77 0.66
Proposed Development 289,935 11.3 0.58

The average FAR for the referenced office projects is 0.66. In addition, the projects
mentioned above nearly all have a FAR higher than the proposed development. The FAR
of the proposed development is approximately 0.58. Based on the above information, at a
FAR of .66:1 and a site size of 11.3 acres, approximately 325,000 SF of office would be
reasonable for this size of site from a design and economic standpoint.

The adjacent residential neighbors are concerned with preserving natural resources and
views. This is largely addressed by consolidating the proposed development on the lower
half of the site by providing structured parking — instead of consuming the site with
surface parking. In addition, a 5.8 acre buffer of natural landscape is provided at the
north of the site. Of the total 11.3-acre site (494,136 SF), 67% will either be landscaping
or preserved natural open space. This results in only 33% or 3.73 acres of the 11.3-acre
site proposed to be developed with this application.
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4. COMPLETENESS RESPONSE

This section details changes that have been made in response to the July 14, 2006 letter
of incompleteness for the proposed Willamette 205 Corporate Center (DR 06-24),
attached as Exhibit M. A follow up meeting with staff to discuss specific issues
pertaining to the application was held on July 24, 2006. As a result of staff’s concerns
and those of the surrounding neighborhood, an extensive redesign of the site has been
conducted. The revised plans address all of the completeness items as is outlined below.

1. Phasing

Revised language has been incorporated into the following submittal which clarifies that
the project will be constructed in phases, while this application requests Design Review
approval for the project as a whole.

2. Permission for connections from adjacent property owner
A letter from the adjacent property owner authorizes the proposed connections. See
Exhibit N.

3. Community development code 21.070(A)(5).

Discussions with staff have concluded that the maximum setback requirement along
Blankenship Road does not apply, as Blankenship is not designated an Arterial. Please
see the attached email (Exhibit O).

4. CDC Chapter 33 and CDC 55.100(1)(2)
The attached Stormwater Report identifies the approval criteria and addresses how an
above-ground system is impractical.

5. CDC Chapter 46
All approval criteria are identified in Section 5 below.

6. CDC Chapter 52

No building signage is proposed with this application, although it has been noted that
there will be a maximum height of 25' for all future building signage. A monument sign
is proposed similar to the previous application as is shown on Sheet C2.2.

7. CDC Chapter 54
All approval criteria are identified in Section 5 below.

8. CDC 55.100(B)(2)

As a result of staff’s comments and the concerns of the surrounding neighbors, the site
has been redesigned. This application proposes to save all significant trees located on the
site, meeting this requirement. Please see the revised site plan (Sheet C2.1).

9. CDC 55.100(B)(3)

The height and location of all proposed retaining walls necessary for the construction of
the site are shown on the attached site plan. In addition the proposed grades for the site
are shown on the grading plan and in the attached elevation. (See Sheet C3.1)
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10. CDC55.100 (B)(6)(i)

Building A as it relates to Blankenship Road, including the proposed improvements is
shown on the attached plan set. A specific elevation has been attached with this
application, which identifies the proposed pedestrian connection from Blankenship to the
building with associated improvements (See Exhibit C).

11. CDC 55.100 (B)(7)(a) and (f)
The revised site plan provides a pedestrian connection from Blankenship Road to the
entrance of Building A, meeting this requirement.

12. CDC 55.100(D)(3)
A noise analysis has been provided with this application as Exhibit J.

13. CDC 55.100(1)(1)
A transportation analysis has been included with this application as Attachment 1. A
copy of this analysis has been forwarded to Sonya Kazen of ODOT as requested.

14. CDC Chapter 75
This revised application has removed the request for a Type Il Variance, as all
significant trees are proposed to be saved with the new site plan.

TRANSPORTATION ISSUES

Attendance at the Tannler East Planning Commission and City Council Hearings has
brought specific attention to transportation issues associated with the proposed
development. Unlike the Tannler East application, traffic mitigation proposed for the
Willamette 205 Development retains left turns into the commercial site to the south.
abcdBecause the status of Tannler East is unknown at this time, the TIA presents
mitigation strategies with or without Tannler East developing. Additionally, the 2015
traffic analysis prepared for the Tannler East development was reviewed to ensure
transportation planning consistency. Findings and conclusions presented in Tannler East
analysis accurately address 2015 conditions and are consistent with findings presented in
the TIA. Further, because the proposed Willamette 205 Corporate Center development is
consistent with the comprehensive plan designation, it is concluded additional 2015
analysis is not necessary.

Existing right-of-way widths necessary for the proposed mitigation efforts are sufficient

enough to accommodate the proposed mitigation methods. Specifically, the worst-case
scenario mitigation is listed below as is shown on the attached aerial (Exhibit P):

Proposed Mitigation for Tannler East

. Stripe a 150" left-turn lane southbound on Tannler at Blankenship.

. Modify the Salamo approach to 10" Avenue to provide a shared through/left lane
and split phasing at the signal.

" Install a signal at Tannler/Blankenship and stripe a 150" left-turn lane

Additional Mitigation for First Willamette 205 Building

" Add a second eastbound right-turn lane on Blankenship at 10" Avenue.

" Adjust the Blankenship/Salamo/10" signal to provide more AM green time to
Salamo and increase the westbound left-turn lane storage to 300".
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Increase the storage from 150' to 350’ for the southbound left-turn lane on Tannler
at Blankenship.

Additional Mitigation for all Three Willamette 205 Buildings

Stripe two through lanes on 10" between the 1-205 ramps (requires pavement
widening).

Add a second 150' northbound through lane on 10" at the southbound 1-205 ramps.
Add a westbound right-turn lane on Blankenship at Tannler (provides second
receiving lane).

Re-stripe northbound 10" Avenue to a shared left/right lane at Blankenship.

Other Traffic Concerns in the area

As is stated above, the proposed mitigation allows the existing left-turn into the
commercial development to the south with the addition of a new signal at Tannler
and Blankenship.

As was discussed in previous discussions with the City and neighborhood groups,
the applicant proposes to restrict the access from Tannler into the site to prohibit
left-out movements. This restriction will eliminate trips associated with the
proposed development from entering adjacent residential areas. completeness
concerns
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5. CLASS |l DESIGN REVIEW

The following addresses the approval criteria identified in Chapter 21 Office Business
Center, OBC of the West Linn Development Code:

21.010 PURPOSE

The purpose of this zone is to provide for groups of business and offices in centers, to accommodate the
location of intermediate uses between residential districts and areas of more intense development, to provide
opportunities for employment and for business and professional services in close proximity to residential
neighborhoods and major transportation facilities, to expand the City's economic potential, to provide a
range of compatible and supportive uses, and to locate office employment where it can support other
commercial uses. The trade area will vary and may extend outside the community. This zone is intended to
implement the policies and criteria set forth in the Comprehensive Plan.

Response: The proposed development is for a three-building office complex in the OBC
zone. Existing surrounding development is comprised of adjacent residential and
commercial uses. The proposed development will provide employment opportunities and
business and professional services for the West Linn area in conjunction with the purpose
of this zone. The proposed development provides an excellent opportunity for
professional services to locate to West Linn due to one of the largest amenities of the
site, close proximity and easy access to the site from 1-205. This opportunity provides a
great potential to expand the City’s economy and employment. The proposed project
strongly supports the purpose of the OBC zone.

21.030 PERMITTED USES

The following uses are uses permitted outright in this zone:

11. Professional and administrative services

Response: The proposed professional and administrative uses associated with the
proposed office development are permitted outright in the OBC zone. This standard is
met.

21.070 DIMENSIONAL REQUIREMENTS, USES PERMITTED OUTRIGHT AND USES

PERMITTED UNDER PRESCRIBED CONDITIONS

A. Except as may be otherwise provided by the provisions of this Code, the following are
requirements for uses within this zone:

Response: These standards are met as shown below:

Site Data
Site Area (Adjusted) 494,136 SF
Parking Structure Footprint 65,285 SF
Building Footprint 74,410 SF
Total Building Footprint 139,695 SF
Gross Floor Area 289,935 SF
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Applicable Development Standards (Commercial/Retail Use)

Standard Requirement Provided
Minimum Front Lot Line Length 35 More than 35'
Average Minimum Lot Width 35 More than 35'
Average Lot Depth No less than 90' Greater than 90'
Minimum Building Setbacks

Front 0 28.5'

Side — Interior Side Yard 7.5 28'

Side — Abutting a Street 15 20'

Rear 25' 299’

Abutting an Arterial 20" maximum N/A
Maximum Lot Coverage 50% 28%
Maximum Height (see note below) 45'/55' 55'
Landscaping 20% of gross site area 67%
Auto Parking Spaces (1/350 gross SF) 835
Bicycle Parking Spaces 0.5 spaces per 1000 SF 145

Note: The criterion for maximum building height is found in Section 21.070, A.7:

The maximum building height shall be two and one-half stories or 35 feet for any structure located
within 50 feet of a 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 proposed structures on the subject site are more than 50' from the adjacent
residential lots. As such, the maximum height for the site is 45"

The definition of “building height” is found in Section 02.030 of the Code:

Building Height. The vertical distance above a reference datum measured to the highest point of the
coping of a flat roof or to the deck line of a mansard roof or to the average height of the highest
gable of a pitched or hipped roof. The reference datum shall be selected by either of the following,
whichever yields a greater height of building:

The elevation of the highest adjoining sidewalk or ground surface within a five-foot horizontal
distance of the exterior wall of the building when such sidewalk or ground surface is not more than
10 feet above lowest grade; or an elevation 10 feet higher than the lowest grade when the sidewalk or
ground surface described above is more than 10 feet above lowest grade. The height of a stepped or
terraced building is the maximum height of any segment of the building.

Based on the definition of building height, when the adjacent sidewalk or ground surface
adjacent to the building is more than 10" above lowest grade, an elevation 10" higher than
the lowest grade is used as the base point for measuring height. As the subject site is
sloped significantly, there is more than 10" of grade change from the south side to the
north side of the proposed buildings.

Thus, the definition of building height allows the proposed structure’s maximum height
to be 55'. The proposed building heights vary between 45' on the high sides and 55' on
the low sides as is permitted with the definition stated above. The proposed parking
structure is terraced up the hill with a maximum height of approximately 35' on the south
side and 3.5' on the north side, as the parking is almost on grade. This standard is met.
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6. DESIGN REVIEW STANDARDS

This section addresses the applicable Design Review standards of Chapter 55.100 of the
Code.

55.100 APPROVAL STANDARDS

A The provision of the following chapters shall be met.
Response: Standards in the chapters identified below have been reviewed and
incorporated into the accompanying plans as applicable.

1. Chapter 33, Storm Water Quality and Detention
Response: Please see the attached Stormwater Report. The standards of this chapter are
met.

2. Chapter 34, Accessory Structures
Response: No accessory uses are proposed with this application. This chapter does not

apply.

3. Chapter 38, Additional Yard Area Required
Response: All setbacks required in the OBC zone are met with this application. This
chapter does not apply.

4. Chapter 40, Building Height Limitations and Exceptions
Response: The proposed building heightis in compliance with the dimensional standards
set forth in the OBC zone. Please see Section 4 above.

5. Chapter 42, Clear Vision Areas

Response: The subject site is a corner lot with a right-of-way width greater than 24'. As
such, the appropriate clear vision triangle has been provided along the intersection of
Tannler Drive and Blankenship Road. The standards of this chapter have been met.

6. Chapter 44, Fences & Screening Outdoor Storage
Response: No outdoor storage or fences are proposed with this application. This chapter
does not apply.

7. Chapter 46, Off-Street Parking and Loading

46.150 Design and Standards

The following standards apply to the design and improvement of areas used for vehicle parking,

storage, loading, and circulation:

A. Design Standards:

1. "One standard parking space" means a minimum for a parking stall of 8 feet in width and 16
feet in length. These stalls shall be identified as ""compact." To accommodate larger cars, 50
percent of the required parking spaces shall have a minimum dimension of 9 feet in width
and 18 feet in length (9 X 18).

Response: As is shown on the attached site plan (Sheet C2.1), 835 parking spaces

are proposed, of which 348 are “compact” (8'x16"), and 480 are “standard” (9'x18")

spaces. This standard is met.
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2. Disabled parking and maneuvering spaces shall be consistent with current federal
dimensional standards and Section 46.150(B) and placed nearest to accessible building
entryways and ramps.

Response: All proposed disabled parking spaces associated with the proposed

development are consistent with all applicable dimensional standards. This

standard is met.

3. Parking spaces located in the public right-of-way that require backing movements or other
maneuvering within a street or right-of-way are permitted with City Engineer approval as is
in the case of Willamette Falls Drive parking facilities.

Response: This standard does not apply.

4. Service drives shall be designed and constructed to facilitate the flow of traffic, provide
maximum safety of traffic access and egress, and maximum safety of pedestrians and
vehicular traffic on the site.

Response: AIll proposed service and access drives have been designed to

accommodate internal circulation and connectivity to ensure safe and efficient

access to and from the site. In addition ADA accessible connections have been
provided to all proposed buildings and through the parking structure. This
standard is met.

5. Each parking and/or loading space shall have clear access, whereby the relocation of other
vehicles to utilize the parking space is not required.

Response: All parking areas have been designed so that no double stacking areas

exist. In addition all loading spaces have clear access to the proposed buildings

as is shown on the attached site plan (Sheet C2.0). This standard is met.

6. Except for single and two-family residences, any area intended to be used to meet the off-
street parking requirements as contained in this chapter shall have all parking spaces
clearly marked using a permanent paint. All interior drives and access aisles shall be clearly
marked and signed to show direction of flow and maintain vehicular and pedestrian safety.

Response: All areas proposed to be used for parking and drive aisles will be

marked with a permanent paint and directional signage to facilitate safe

circulation through the site. This standard is met.

7. Except for residential parking, and parking for public parks and trailheads, at least 50
percent of all areas used for the parking and/or storage and/or maneuvering of any vehicle,
boat and/or trailer shall be improved with asphalt or concrete surfaces according to the
same standards required for the construction and acceptance of city streets.

Response: All proposed parking areas will be paved with asphalt. This standard is

met.

9. Access drives from the street to off-street parking or loading areas shall be designed and
constructed to facilitate the flow of traffic and provide maximum safety for pedestrian and
vehicular traffic on the site. The number of access drives shall be limited to the minimum
that will allow the property to accommodate and service the anticipated traffic. Access
drives shall be clearly and permanently marked and defined through use of rails, fences,
walls, or other barriers or markers on frontage not occupied by service drives.

Response: The proposed access drive from Tannler Drive, and proposed

connections to the existing development ensure safe and efficient will be provided

on the site with the proposed development. In addition pedestrian walkways and
connections have been provided to circulate pedestrians throughout the site,
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including specific ADA pathways. The proposed access drive from Tannler is
easily identifiable with the proposed improvements associated with the
development, and the construction of a standard commercial driveway apron. This
standard is met.

10. Access drives shall have a minimum vision clearance as provided in Chapter 42, Clear
Vision Areas.

Response: The subject site is a corner lot with a right-of-way width greater than

24'. As such, the appropriate clear vision triangle has been provided along the

intersection of Tannler Drive and Blankenship Road. This standard is met.

11. Parking spaces along the boundaries of a parking lot or adjacent to interior landscaped
areas or sidewalks shall be provided with a wheel stop at least 4 inches high located 2 feet
back from the front of the parking stall. Alternately, landscaped areas or sidewalks adjacent
to the parking stalls without wheel stops shall be two feet wider.

Response: No wheel stops are proposed for the associated on-site parking. The

adjacent landscaped or sidewalks adjacent to the proposed parking areas have been

increased in width as is shown on the attached site plan (Sheet C2.0). This
standard is met.

12. Off-street parking and loading areas shall be drained in accordance with plans and
specifications approved by the City Engineer. Storm drainage at commercial sites may also
have to be collected to treat oils and other residue.

Response: As is shown on the attached utility plan, all stormwater associated with

parking and loading areas will be treated by water quality and detention methods

prior to its connection to the City’s system. This standard is met.

13. Artificial lighting on all off-street parking facilities shall be designed to deflect all light
downward away from surrounding residences and so as not to create a hazard to the public
use of any road or street.

Response: The proposed site lighting associated with this application is designed

to deflect light downward away from the northerly abutting residences as is shown

on the attached lighting models (See Exhibit K). This standard is met.

17. The parking area shall have less than a five percent grade. No drainage across adjacent
sidewalks or walkways is allowed.

Response: All proposed parking areas have a grade no greater than 5%. No

drainage across adjacent sidewalks or walkways is proposed. This standard is met.

18. Commercial, office, industrial, and public parking lots may not occupy more than 50 percent
of the main lot frontage of a development site.

Response: The main lot frontage associated with the proposed development is

along Blankenship, and no proposed parking occurs along the main frontage

property line. This standard is met.

19. Areas of the parking lot improved with asphalt or concrete surfaces shall be designed into
areas of 12 or less spaces through the use of defined landscaped area.

Response: Parking areas proposed with this application are designed by one of the

approved arrangements, and are separated with the use of landscaping (See Sheet

L1.0). This standard is met.
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20. Pedestrian walkways shall be provided in parking areas having 20 or more spaces.
Walkways or sidewalks shall be constructed between major buildings/activity areas (an
example in multi-family housing: between recreation center, swimming pool, manager's
office, park or open space areas, parking lots, etc.) within a development, between adjacent
developments and the new development, as feasible, and between major buildings/activity
areas within the development and adjacent streets and all adjacent transit stops. Internal
parking lot circulation and design should maintain ease of access for pedestrians from
streets and transit stops. Walkways shall be constructed using a material that visually
contrasts with the parking lot and driveway surface. Walkways shall be further identifiable
to pedestrians and motorists by grade separation, walls, curbs, surface texture, (surface
texture shall not interfere with safe use of wheelchairs, baby carriages, shopping carts, etc.)
and/or landscaping. Walkways shall be six feet wide. The arrangement and layout of the
paths shall depend on functional requirements.

Response: Pedestrian walkways are provided on the site from Tannler Drive,

Blankenship Road, and to the existing development to the west. In addition

specific connections which cross drive aisles will be marked with scored concrete

and striped. This standard is met.

21. The parking and circulation patterns are easily comprehended and defined. The patterns
shall be clear to minimize traffic hazards and congestion and to facilitate emergency
vehicles.

Response: The parking and vehicle circulation areas associated with the proposed
development provide accessible traffic patterns for emergency vehicles by
providing numerous access points and internal circulation in combination with the
adjacent site. This standard is met.

22, The parking spaces shall be close to the related use.

Response: The proposed parking spaces are located as close to the proposed
buildings as is possible, considering the slopes of the existing site. This standard
is met.

B. Accessible Parking Standards for Persons With Disabilities: If any parking is provided for
the public or visitors, or both, the needs of the people with disabilities shall be based upon
the following standards or current applicable federal standards, whichever is more
stringent:

1. Minimum number of accessible parking space requirements:

Response: The proposed 289,935 SF of building requires a minimum of 828

spaces. As such 2% of the required minimum (or 17 spaces) are required to be

accessible. As is shown on the attached site plan, 19 accessible spaces have been
provided. This standard is met.

2. Location of parking spaces. Parking spaces for the individual with a disability that serve a
particular building shall be located on the shortest possible accessible circulation route to
an accessible entrance to a building. In separate parking structures or lots that do not serve
a particular building, parking spaces for the persons with disabilities shall be located on the
shortest possible circulation route to an accessible pedestrian entrance of the parking
facility.

Response: All proposed accessible parking spaces are provided nearest the

building entrances, or in the case of the spaces within the parking structure,

nearest the ADA walkways. This standard is met.

3. Accessible parking space and aisle shall meet ADA vertical and horizontal slope standards.
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Response: All accessible parking spaces and aisles meet the ADA standards. This
standard is met.

5. One in every eight accessible spaces, but not less than one, shall be served by an access aisle
96 inches wide. The van stall shall have an adjacent 8-foot wide aisle. All other accessible
stalls shall have a 6-foot wide aisle. Two vehicles may share the same aisle if it is between
them. The vertical clearance of the van space shall be 96 inches.

Response: A total of 19 ADA spaces have been provided on the site. A total of

nine access aisles have been provided to serve the 19 spaces, exceeding the above

requirement. This standard is met.

D. Bicycle Facilities and Parking:

1. Provisions shall be made for pedestrian and bicycle ways if such facilities are shown on an
adopted plan.

Response: Provisions have been provided for pedestrian and bicycle paths, see

Sheet C2.2. This standard is met.

2. Bicycle parking facilities shall either be lockable enclosures in which the bicycle is stored, or
secure stationary racks which accommodate bicyclist's locks securing the frame and both
wheels. The bicycle parking shall be no more than 50 feet from the entrance to the building,
well lit, observable, and properly signed.

Response: A total of 144 bicycle parking spaces are required with this

application. As the subject site is sloped heavily, the requirement for the total

number of bicycle spaces may be unrealistic to the actual usage. Nonetheless 145

bicycle parking spaces have been provided for the subject site. 23% of the total

required spaces have been provided within 50 from the entrance to the buildings,
of which all are covered. The remaining 112 spaces have been provided for in the
parking structure, or which 80 are covered. This standard is met.

3. Bicycle parking must be provided in the following amounts:

Response: The proposed commercial office development requires 2, or 0.5 spaces
per 1000 gross SF, whichever is greater; and 10 % to be covered. As is shown on
the attached site plan, 145 spaces have been provided of which 113 or 78% are
covered. This standard is met.

E. Office or industrial developments shall be allowed a 10 percent reduction in the number of
required parking spaces when the property owner agrees to a demand management program
that includes three or more of the following measures:

Response: A reduction in the number of required spaces is not proposed with this

application. This standard does not apply.

8. Chapter 48, Access
Response: Access to the subject site is proposed from Tannler Drive, as well as by
connecting to the existing development to the west. All proposed access driveways meet
the minimum dimensional standards (see the site plan C2.0). The standards of this
chapter have been met.

9. Chapter 52, Signs
Response: The standards of this chapter have been met as shown on the attached sign
plan (see Sheet C2.2).

HAPROJECTS\206001600\WP\0B0630-App_ REV.doc A-18



10.

Chapter 54, Landscaping
54.020 Approval Criteria

A. Every development proposal requires inventorying existing site conditions which include
trees and landscaping. In designing the new project, every reasonable attempt should be
made to preserve and protect existing trees and to incorporate them into the new landscape
plan. Similarly, significant landscaping (e.g., bushes, shrubs) should be integrated. The
rationale is that saving a 30-foot tall mature tree helps maintain the continuity of the site,
they are qualitatively superior to two or three 2-inch caliper street trees, they provide
immediate micro-climate benefits (e.g., shade), they soften views of the street, and they can
increase the attractiveness, marketability, and value of the development.

Response: The attached existing conditions plan shows all existing trees located

on the site. The proposed development includes the removal of several of the

existing trees due to the slopes of the site (specifically the trees located along

Tannler Drive) and the existing landscape trees planted with the existing

development to the west. All trees proposed to be removed will be replaced with

the new landscaping as is shown on Sheet L1.0. This standard is met.

B. To encourage tree preservation, the parking requirement may be reduced by one space for
every significant tree that is preserved in the parking lot area for a maximum reduction of 10
percent of the required parking. The City Parks supervisor or arborist shall determine the
significance of the tree and/or landscaping to determine eligibility for these reductions.

Response: No significant trees, as identified by the City Arborist are proposed to

be removed. This standard does not apply.

C. Developers must also comply with the Municipal Code chapter on tree protection.
Response: Compliance with the tree protection section of the Municipal Code is
demonstrated by the proposed development. This standard is met.

D. Heritage trees. Heritage trees are trees which, because of their age, type, notability, or
historical association are of special importance.
Response: No heritage trees are located on the subject site. This standard does not

apply.

E. Landscaping - by type, location and amount.

2. Non-residential uses. A minimum of 20 percent of the gross site area shall be landscaped.
Parking lot landscaping may be counted in the percentage.

Response: As is shown on the attached Site Plan (Sheet C2.0), a total of 331,056

SF or 67% of the site is proposed to be landscaped. This standard is met.

3. All uses (residential uses [non-single family] and non-residential uses):

a. The landscaping shall be located in defined landscaped areas which are uniformly
distributed throughout the parking or loading area. There shall be one shade tree planted for
every eight parking spaces. These trees shall be evenly distributed throughout the parking lot
to provide shade. Parking lots with over 20 spaces shall have a minimum 10 percent of the
interior of the parking lot devoted to landscaping. Pedestrian walkways in the landscaped
areas are not to be counted in the percentage. The perimeter landscaping, explained in
Section 54.020(E)(3)(d), shall not be included in the 10 percent figure.

Response: The proposed parking areas include trees that will provide shade for

the parking area in conformance with the above standard. In addition, 28 % of the

HAPROJECTS\206001600\WP\0B0630-App_ REV.doc A-19



parking area is proposed to be landscaped, excluding the perimeter landscaping.
This standard is met.

b. The landscaped areas shall not have a width of less than five feet.
Response: All proposed landscape areas are no less than five feet. This
standard is met.

C. The soils, site, proposed soil amendments, and proposed irrigation system shall be
appropriate for the healthy and long term maintenance of the proposed plant species.

Response: The proposed landscape improvements and associated irrigation

system will ensure a long-lasting effect for the subject site. This standard is

met.

d. A parking, loading, or service area which abuts a street shall be set back from the right-of-
way line by perimeter landscaping in the form of a landscaped strip at least 10 feet in width.
When a parking, loading, or service area, or driveway is contiguous to an adjoining parcel,
there shall be an intervening five-foot wide landscape strip. The landscaped area shall
contain:

1) Street trees spaced as appropriate to the species, not to exceed 50 feet apart on the average;

2) Shrubs, not to reach a height greater than three feet six inches, spaced no more than five feet
apart on the average; or,

3) Vegetative ground cover such as grass, wild flowers, or other landscape material to cover

100 percent of the exposed ground within two growing seasons. No bark mulch shall be
allowed except under the canopy of low level shrubs.
Response: The proposed landscaping spacing and materials proposed will cover
the ground of the subject site within two growing seasons. This standard is
met.

e. If over 50 percent of the lineal frontage of the main street or arterial adjacent to the
development site comprises parking lot, the landscape strip between the right-of-way and
parking lot shall be increased to 15 feet in width and shall include terrain variations
(e.g., 1-foot high berm) plus landscaping. This extra requirement only applies to one
street frontage.

Response: The subject site does not front on a main street or arterial. This

standard does not apply.

f. A parking, loading, or a service area which abuts a property line shall be separated from the
property line by a landscaped area at least five feet in width and which shall act as a screen
and noise buffer and the adequacy of the screen and buffer shall be determined by the
criteria set forth in Section 55.100(C) and (D) except where shared parking is
approved under Section 46.040. (ORD. 1408)

Response: No parking areas are proposed to abut a property line. This standard

does not apply.

g. All areas in a parking lot not used for parking, maneuvering, or circulation shall be
landscaped.

Response: All parking areas not used for parking, maneuvering, or circulation are

landscaped as is shown on Sheet L1.0. This standard is met.

h. The landscaping in parking areas shall not obstruct lines of sight for safe traffic operation.
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11.

Response: The proposed landscape does not obstruct lines of sight for safe traffic
movements. This standard is met.

i. Outdoor storage areas, service areas (loading docks, refuse deposits, and delivery areas),
and above-ground utility facilities shall be buffered and screened to obscure their view from
adjoining properties and to reduce noise levels to acceptable levels at the property line. The
adequacy of the buffer and screening shall be determined by the criteria set forth in Section
55.100(C)(1).

Response: The proposed trash enclosures are proposed to be screened using a

concrete or masonry material similar in color and texture to the proposed

buildings. This standard is met.

J. Crime prevention shall be considered and plant materials shall not be located in a manner

which prohibits surveillance of public and semi-public areas (shared or common areas).
Response: The proposed landscaping and plant materials do not adversely
affect the safety of the site in terms of security. This standard is met.

k. Irrigation facilities shall be located so that landscaped areas can be properly maintained

and so that the facilities do not interfere with vehicular or pedestrian circulation.
Response: The proposed irrigation will be located so as to affectively enhance
the proposed landscape improvements associated with this application, and will
not affect the on-site circulation. This standard is met.

l. For commercial, office, multi-family, and other sites, the developer shall select trees that
possess the following characteristics:

1) Provide generous "spreading" canopy for shade.

2) Roots do not break up adjacent paving.

3) Tree canopy spread starts at least six feet up from grade in, or adjacent to, parking lots,
roads, or sidewalks unless the tree is columnar in nature.

4) No sticky leaves or sap dripping trees (no honey dew excretion).

5) No seed pods or fruit bearing trees (flowering trees are acceptable).

6) Disease resistant.

7) Compatible to planter size.

8) Drought tolerant unless irrigation is provided.

9) Attractive foliage or form all seasons.

Response: All proposed landscape materials comply with the above-mentioned
criteria as shown on the landscape plan. This standard is met.

n. Plant materials (shrubs, ground cover, etc.) shall be selected for their appropriateness to the
site, drought tolerance, year-round greenery and coverage, staggered flowering periods, and
avoidance of nuisance plants (Scotch broom, etc.).

Response: All proposed landscape materials comply with the above standards.

Chapter 55 Design Review

55.100.B. Relationship to the natural and physical environment.

1.

The buildings and other site elements shall be designed and located...

Response: No City designated Heritage Trees are located on the site. This standard is not
applicable.

2.

All heritage trees, as defined in the Municipal Code...
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a) Non-residential and residential projects on Type | and Type Il lands shall protect all heritage trees
and all significant trees and tree clusters by either the dedication of these areas or establishing tree
conservation easements. Development of Type | and 1l lands shall require the careful layout . . .

Response: The attached site tree survey plan (Sheet C1.1) provides documentation of all

existing trees assumed to be deemed significant, based upon a preliminary meeting with

the City Arborist and the attached tree inventory and arborist report prepared by Steve

Goetz (Exhibit G). The project arborist identifies the trees in the northern most portion

of the site (54 trees) as having the best chance for preservation. A 10" drip line buffer has

been placed around each tree which delineates the area for non-disturbance. The area on
the site determined to be Type I and Il lands, per the City definition, has also been
identified on the site plan (i.e., 96,793 SF). As is stated above, no City designated

Heritage Trees are located on the site.

The trees in the northern portion of the site have the best chance of preservation, as is
identified in the attached arborist report (Exhibit G). The project arborist has identified
53 trees located on the northern portion of the site, of which many are assumed to be
significant based upon preliminary meetings with the City Arborist. It appears from the
site survey that tree #53 is located on the adjacent property. Of the 53 trees located in
the northern portion of the site, 3 are identified as hazardous (10, 13,and 53b) and 3 have
major defects or problems. Tree #53b, although identified as a hazard, is proposed to
remain, however may need to be removed at a later date if determined to remain
hazardous. All additional significant trees, whether identified as hazardous or having
major defects or problems, will remain as a result of the redesign effort, which
consolidates the development to the southern most portion of the site.

Tree #53, while located on the adjacent property, was included in the attached arborist
report and was identified as a hazard as it, “pose[s] an unacceptable risk to the users of
that property and to the project site.” The adjacent property owner will be applying for a
tree removal permit in accordance with the Municipal Code at a later date to remove tree
#53 as it is identified as a hazard and poses potential risk to the existing and proposed
building users.

b) Non-residential and residential projects on non-Type | and Il lands shall set aside up to 20 percent of
the area to protect trees and tree clusters that are determined to be significant, plus any heritage
trees

Response: The total adjusted site area for the subject site is 494,136 SF. Of the total site
area, 96,793 SF is comprised of Type | and Il lands as defined in the City Code. As a
result, 367,343 SF remains available to be preserved for the protection of significant
trees. As is shown on the site tree survey plan (Sheet C1.1), the total amount of area that
incorporates the tree canopy plus 10’ drip line is 10,546 SF, which is 2.9% of the total
site. As a result, per Section 55.100.B.2.b a total of up to 79,469 SF is required to be
preserved for significant trees.

Of the 54 total significant trees located on the 11.3-acre site, all are proposed to remain
with the exception of tree #53, which will be removed as a hazard tree.

C) Where stubouts of streets occur on abutting properties, and the extension of those streets will mean
the loss of significant trees, tree clusters, or heritage trees.
Response: This standard is not applicable.

d) For both non-residential and residential development, the layout shall achieve at
least 70 percent of maximum density for the developable net area. The developable net
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area excludes all Type I and Il lands and up to 20 percent of the remainder of the site . .

Response: Please see the following breakdown:

Total Adjusted Site Area 494,136 SF
Total Type I/ll Lands - (96,793 SF)
Remaining Site Area 397,343 SF
20% of Remaining site Area - (79,467 SF)
Net Developable Area 317,876 SF
50% (maximum lot coverage for the site) of Net Area 158,938 SF
70% of the Maximum Allowed Density 111,257 SF
Proposed building Coverage 139,695 SF

The proposed building coverage associated with this site includes all three building
footprints as well as the proposed parking structure. As is shown on the above table the
proposed amount is over 70% of the maximum density allowed for the site. This standard
is met.

3. The topography and natural drainage shall be preserved to the greatest degree possible.
Response: The existing site is sloped as is not uncommon in the City of West Linn and
adjacent sites. In order to accommodate development and provide acceptable grades for
circulation, grading of the site must occur. The design of the proposed development takes
into consideration the natural challenges of the site by using retaining walls, and
building basement walls to step-up the site. As such, careful placement of structures and
matching of existing grade lines have been provided to the best degree possible. In
addition to the area proposed for development, a large area of the site is proposed to be
left as undisturbed open space, which keeps the natural grades intact. This standard is
met.

4. The structures shall not be located in areas subject to slumping and sliding...

Response: According to the City’s Natural Disasters and Hazards map and the calculated
slopes on the attached site plan, the subject site contains slopes along the eastern
property line and scattered in the northern portion greater than 25%. The proposed
grading and construction of retaining walls will mitigate the impacts from the
surrounding steep slopes (see attached grading plan Sheet C3.1). This standard is met.

5. There shall be adequate distance between on site buildings and on site off site buildings...
Response: The minimum distance between buildings on site (i.e., Buildings 2 and 3) is
40'. The minimum distance between on site and off site structures is 49’. Both distances
provide adequate light and air movement as well as enough room for fire protection. This
standard is met.

6. Architecture
a) The predominant architecture of West Linn identified in the West Linn vision process was
contemporary vernacular residential designs emphasizing natural materials...

Response: The proposed structures associated with this application have been designed
as contemporary professional office buildings utilizing several types of masonry and
glass with sun shades. The exterior facades of the proposed office buildings are designed
to break up the scale of the buildings by using a light sandstone masonry material in an
Ashler pattern to provide a strong stone-looking base. The upper floors are a combination
of brick veneer and blue/green glass in a storefront and curtain wall system. The upper
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floors are broken up to provide interest to the buildings, and include several exterior
deck areas. The facade was designed to reflect the natural site features by providing
angular corners and curved sections.

The reinforced concrete parking structure is cut into the side of the hill to minimize its
appearance. The parking structure is open with a cable rail system that provides natural
light and air (Exhibit 1). This also provides an open area of visual interest along Tannler
Drive. In addition to the cable rail, the landscape design features a “green screen”
landscape material that will grow up and soften the edges of the parking structure
(Exhibit 1). This standard is met.

b) The proposed structure(s) scale shall be compatible with the existing structure(s) on site and on
adjoining sites...

Response: The proposed development is compatible with the existing office
developments to the west. The building scales are similar to the new building at the
intersection of Blankenship and Summerline, as well as the existing buildings to the
west. The proposed buildings are three-story buildings with a daylight basement. The
maximum height of all buildings is 55', which complies with the maximum allowable
height as discussed in Section 4 above.

The proposed office buildings are situated close to the adjacent rights-of-way fronting
the subject site and are within the minimum setback requirements. The parking structure
is within the interior of the site to centralize the parking for the development, as well as
to minimize its impact on adjacent residential property. This standard is met.

c) While there has been discussion in Chapter 24 about transition, it is appropriate that new buildings
should architecturally transition in terms of bulk and mass to work with...

Response: The building is designed with a strong stone base to help anchor the building

to the site. The building’s mass will appear to grow out of the site with the use of the

Ashler stone pattern for the base of the building and the material chosen for the retaining

walls. The upper three floors of the building will be lighter and have a much wider

appearance with the glass and brick features.

All three buildings have similar patterns and designs featuring curtain wall, brick, and
Ashler stone base.

The buildings are located in the lower half of the site to have less impact on the
residential property above. As is shown on the attached site section (Sheet C9.0), the
roof of the upper building will be at an elevation of approximately 343" (353" with
parapet). The bottom elevation of the northern abutting residential properties is
approximately 410-415". As such the proposed development does not affect the views
from the adjacent properties. This standard is met.

d) Contrasting architecture shall only be permitted when the design is manifestly superior to adjacent
architecture in terms of creativity, design, and workmanship...

Response: The architecture of the proposed structures does not contrast with the

surrounding development that exists. This standard is not applicable.

e) Human scale is a term that seeks to accommodate the users of the building and the notion that
building should be designed around the human scale...

Response: The bases of the proposed buildings are proposed to be constructed with an

Ashler stone which is carried out in the retaining walls proposed. Horizontal reveals in
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the building’s elevations articulate the building to provide for human proportions. The
floor lines and ceiling lines of the interior space also break up the building mass. The
building entrances include plazas for pedestrians which are covered with the building
canopies. This standard is met.

f) The main front elevation of commercial and office building shall provide at least 60 percent windows
or transparency at the pedestrian level to create more interesting streetscape...

Response: The main and side elevations of all buildings exceed the minimum glazing

amounts at the pedestrian level. This criterion is met.

9) Variations in depth and roof line are encouraged for all elevations. . .

Response: The proposed buildings include traditional contemporary design elements as is
seen with the large curtain walls and flat roof. A painted metal fascia board caps the top
of the building, which provides a transition from the base materials described above to
the screening of the mechanical units located on the tops of the buildings. Additional
building projections provide variations along the building’s elevations. Additional
transitions in materials and horizontal courses help break up the building facades. This
standard is met.

h) Consideration of the micro-climate (e.g., sensitivity to wind, sun angles, shade, etc.) shall be made
for building users, pedestrians, and transit users, including features like awnings.

Response: The sunshades along the building’s south facing facade provide protection for

the building’s users by casting a shadow line. This helps efficiencies of the building by

demanding less of the mechanical units for each building. Additional canopies are

proposed which help protect the building users from the natural elements. This standard

is met.

i) The Vision Statement identified a strong commitment to developing safe and attractive pedestrian
environments with broad sidewalks, canopied with trees and awnings...

Response: A safe and efficient pedestrian access system is proposed with this application

which is enhanced with the proposed interior landscaping. In addition, large entrance

plazas frame the main entrances to the buildings which connect directly to the main

pedestrian walkways throughout the site. This standard is met.

)] Sidewalk cafes, kiosks, vendors, and street furniture are encouraged...
Response: All sidewalks associated with this application are at least 6' in width. This
standard is met.

7. Transportation Planning Rule (TPR) compliance. The automobile shall be shifted from a dominant
role, relative to other modes of transportation, by the following means:
a) Commercial and office development shall be oriented to the street. At least one public entrance shall

be located facing an arterial street...
Response: The proposed development is a three-building office complex on the existing
10.76 acre undeveloped site. As such, the building entrance criteria of this section do not
apply. However, Building A comprises over 20% of the right-of-way frontage along
Blankenship Road. This standard is met.

b) Multi-family projects shall be required to keep the parking at the side or rear of the buildings or
behind the building line of the structure as it would appear from the right-of-way...

Response: The proposed project is not a multi-family project. This standard is not

applicable.
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C) Commercial, office, and multi-family projects shall be built as close to the adjacent main right-of-
way as practical to facilitate safe pedestrian and transit access...

Response: Both Buildings A and B have been positioned as close as possible to their

respective adjacent rights-of-way to facilitate safe pedestrian and transit access to the

proposed development. In addition, four pedestrian connections to Tannler Drive are

proposed which connect to the main internal pedestrian circulation system. This standard

is met.

d) Accessways, parking lots, and internal driveways shall accommodate pedestrian circulation and
access by specially textured, colored, or clearly defined foot paths at least six feet wide...
Response: Pedestrian paths are proposed throughout the site to connect the building
users between buildings and the parking structure, and to provide direct connections
between the upper and lower structures. The pedestrian pathways are to be constructed of
scored concrete to create a defined pathway for safe pedestrian movement throughout the
site and across the asphalt driveways. Landscaping is proposed adjacent to the pedestrian
paths, as well as near both of the proposed entrance plazas adjacent to the buildings. This

standard is met.

e) Paths shall provide direct routes that pedestrians will use between buildings, adjacent rights-of-way,
and adjacent commercial developments...

Response: Four pedestrian connections are proposed from the Tannler Drive right-of-

way. Additional connections to the existing development further facilitate efficient and

safe pedestrian access through the site. This standard is met.

f) At least one entrance to the building shall be on the main street, or as close as possible to the main

street. The entrance shall be designed to identify itself as a main point of ingress/egress.
Response: A main entrance to Building A has been provided with the redesigned site
plan. This standard is met.

Q) Where transit service exists, or is expected to exist, there shall be a main entrance within a safe and
reasonable distance of the transit stop...

Response: An existing transit stop is located adjacent to the subject site on the corner of

Blankenship Road and Tannler Drive. A pedestrian path is proposed which connects the

main entrance of Building A to the sidewalk of Tannler Drive, this will provide access to

the transit stop mentioned above. This standard is met.

h) Projects shall bring at least part of the project adjacent to, or near the main street right-of-way in
order to enhance the height-to-width ratio along that particular street...

Response: The proposed development situates Building A and B as close as is possible to

their respective rights-of-way to emphasize the height to width ratio as is perceived from

the individual streets. This standard is met.

i) These architectural standards shall apply to public facilities such as reservoirs, water towers,
treatment plants, fire stations, pump stations, power transmission facilities, etc. It is recognized that
many of these facilities, due to their...

Response: The proposed development is not a public facility. This standard is not

applicable.

i) Parking spaces at trailheads shall be located so as to preserve the view of, and access to, the
trailhead entrance from the roadway...
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Response: The proposed parking spaces associated with this application do not affect the
public trail located at the northern most boundary of the subject site. This standard is not
applicable.

C. Compatibility between adjoining uses, buffering, and screening.
1. In addition to the compatibility requirements contained in Chapter 24, buffering shall be provided
between different land uses...

Response: The subject site is zoned OBC and all boundaries of the site share the same
designation and similar uses except the northern lot line. The adjacent properties to the
north are zoned R-10 — low density residential and R-2.5 — medium/high multi-family
residential. The proposed site plan shows a large amount of the subject site proposed to
be left as open space adjacent to the residential zoned parcels. The open space in
combination with the natural slopes of the site, acts as a buffer between the proposed
commercial use and the existing residential use. This standard is met.

2. On-site screening from view from adjoining properties of such things as service areas, storage areas,
and parking lots shall be provided and the following factors will be considered in determining the
adequacy of the type and extent of the screening...

Response: In addition to the open space buffer mentioned above, which screens the

buildings and the associated development, additional screening is proposed on the site.

Screening of the mechanical units for all of the buildings is accomplished by using a 12'

penthouse with a decorative trellis attached to the top. In addition, the trash enclosures

proposed will be screened by landscaping and a wall with a stone similar to that used on
the buildings. The proposed site is compatible in use with the remaining adjacent
properties. This standard is met.

3. Roof top air cooling and heating systems and other mechanical equipment shall be screened from
view from adjoining properties.
Response: Please see the above section. This standard is met.

D. Privacy and Noise.

1. Structures which include residential dwelling units shall provide private outdoor areas for each
ground floor unit which is screened from view by adjoining units.

Response: This proposal does not include residential units. This standard is not

applicable.

2. Residential dwelling units shall be placed on the site in areas having minimal noise exposure to the
extent possible...

Response: This proposal does not include residential units. This standard is not

applicable.

3. Structures or on site activity areas which generate noise, lights, or glare shall be buffered from
adjoining residential uses in accordance with the standards in Section 55.100(C) where applicable. .

Response: As indicated in the Noise Analysis (Exhibit L), the proposal will not create
any noticeable increase in noise level. As is shown on the attached lighting model, a very
limited amount of light is visible from the residential (homes) above. This standard is
met.

E. Private Outdoor Area.

Response: This section only applies to multi-family projects. This criterion is not
applicable.
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F. Shared Outdoor Recreation Areas.

Response: This section only applies to multi-family projects and projects with 10 or
more duplexes or single-family attached dwellings on lots under 4,000 SF. This standard
is not applicable.

G. Demarcation of Public, Semi-Public, and Private Spaces. The structures and site improvements shall
be designed so that public areas such as streets or public gathering places, semi-public areas, and
private outdoor areas are clearly defined in order to establish persons having a right to be in the
space, to provide for crime prevention, and to establish maintenance responsibility. These areas may
be defined by...

Response: The proposed development is easily identifiable as a private area with the

prominence of the proposed structures from the adjacent rights-of-way, and through the

treatment of the perimeter of the site using landscaping. In addition, standard commercial
driveways and signage further identify the site as a private area. This standard is met.

H. Public Transit. Provisions for public transit may be required where the site abuts an existing or

planned public transit route. The required facilities shall be based on the following...
Response: The existing transit stop located on the corner of Blankenship Road and
Tannler Drive is sufficient enough in size and proximity to serve the proposed
development. This standard is met.

l. Public Facilities.

1) Streets. Sufficient right-of-way and slope easement shall be dedicated to accommodate all abutting
streets to be improved to City’s Improvement Standards and Specifications . . .

Response: Sufficient right-of-way is planned to be dedicated on both Blankenship Road

and Tannler Drive to meet future improvements by the City of West Linn and ODOT as is

required. This standard is met.

2) Drainage. A registered civil engineer shall prepare a plan and statement which shall be supported by
factual data that clearly shows that there will be no adverse impacts from increased intensity of
runoff off . . .

Response: As indicated in the attached Stormwater Report, there will be no adverse
impacts from the increased intensity of runoff from the site. This standard is met.

3) Municipal water. A registered civil engineer shall prepare a sewerage collection system plan which
demonstrated sufficient onsite capacity to serve the proposed development. . .

Response: Sufficient water capacity is available for the proposed development. Please

refer to the attached utility plan for the proposed locations, size, and connection points

to the existing public infrastructure. This standard is met.

4) Sanitary sewers. A registered civil engineer shall prepare a sewerage collection system plan which
demonstrates sufficient onsite capacity to serve the proposed development . . .

Response: Sufficient sanitary sewer capacity is available for the proposed development.

Please refer to the attached utility plan for the proposed locations, size, and connection

points to the existing public infrastructure. This standard is met.

5) Solid waste and recycling storage areas. Appropriately sized and located solid waste and recycling
areas shall be provided. Metro standards shall be used.

Response: Two trash areas are proposed with this development which are easily

accessible and in close proximity to their respective buildings. Please see the attached

site plan (Sheet C2.1) for specific locations. This standard is met.
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J. Crime prevention and safety/defensible space.

1) Windows shall be located so that areas vulnerable to crime can be surveyed by the occupants.
Response: The proposed building elevations include large amounts of windows on all
fagades. This provision provides the occupants of the building the opportunity to view
the property which provides no area vulnerable to crime on the site. In addition,
sufficient lighting will be provided as is shown on the attached lighting plan (Sheet E1.0)
which will provide adequate safety during night hours. This standard is met.

2) Interior laundry and service areas shall be located in a way that they can be observed by others.
Response: Both loading areas have been positioned as close to the buildings as possible
to facilitate ease of movement from the parking areas to the buildings. In addition, the
buildings have large amounts of windows on all sides which allow the building users to
view the service activities from within. This standard is met.

3) Mail boxes, recycling, and solid waste facilities shall be located in lighted areas having vehicular or
pedestrian traffic.

Response: All outdoor pedestrian areas (i.e., walkways, trash, and recycling areas, etc.)

will be lighted. Mailboxes will be located within each building. This standard is met.

4) The exterior lighting levels shall be selected and the angles shall be oriented towards areas
vulnerable to crime.

Response: The exterior lighting was selected to match the existing site lighting and to
evenly illuminate the drive aisle and parking areas. Metal halide lamps are being used for
their higher color rendering index (CRI). Calculations show that the lighting levels meet
and exceed the recommended maintained illuminance values for parking lots
(personal/enhanced security) shown in the IESNA handbook figures 22-21 and 22-22.
Lighting levels also meet, and in most cases exceed, the recommended average
illuminances for security lighting shown in the IESNA handbook figure 29-17. This
standard is met.

5) Light fixtures shall be provided in areas having heavy pedestrian or vehicular traffic and in

potentially dangerous areas such as parking lots, stairs, ramps, and abrupt grade changes.
Response: The site lighting poles are located in such a way that it provides even
illumination at the parking areas, drive aisles, and sidewalks. Calculations show that the
lighting levels meet and exceed the recommended maintained illuminance and maximum-
to-minimum illumination ratios for parking lots (basic) shown in the IESNA handbook
figure 22-21. This standard is met.

6) Fixtures shall be placed at a height so that light patterns overlap at a height of seven feet which is
sufficient to illuminate a person...

Response: The site lighting poles are located at a height of 30' to match site lighting on

the existing site to the west. 400-watt metal halide lamps are used and are at a height of

30'. See attached sketch (Exhibit M). This standard is met.

7) Lines of sight shall be reasonably established so that the development site is visible to police and
residents.

Response: As shown on the site plan, the proposed development is visible from both

Blankenship Road and Tannler Drive. This standard is met.

8) Security fences for utilities (e.g., power transformers, pump stations, pipeline control equipment, etc.)

or wireless communication facilities may be up to eight feet tall in order to protect public safety...
Response: This standard is not applicable.
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K. Provisions for persons with disabilities.
Response: All applicable regulations set forth in the ADA have been provided including
the appropriate number of accessible parking spaces and walkways. This standard is met.

L. Signs.

Response: The sign is proposed to be attached to the lower retaining wall adjacent to the
intersection of Blankenship and Tannler as is shown on the attached sign plan (Sheet
C2.2). This standard is met.

M. Utilities

Response: The applicant will be responsible for arrangements with utility companies
related to changes in electrical lines and other wires including but not limited to
communication, street lighting, and cable television.

N . Wireless Communication Facilities.
Response: This section is not applicable.
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7. LOT LINE ADJUSTMENT

West Linn Corporate Center, LLC is proposing a lot line adjustment and lot consolidation
between the common property line of tax lots 801, 100, 102, and 200 of Map 2S 1E 35C.
The proposed adjustments are listed in the table below:

Table 1 — Property Adjustment Summary
Lot Zoning Existing Proposed Change
801 OBC 7.43 acres 6.68 acres -0.75 acres
100 OBC 3.63 acres 3.63 acres 0.00 acres
102 OBC 1.97 acres 3.98 acres +2.01 acres
200 OBC 5.11 acres 3.96 acres -1.15 acres

Table 2 - Applicable Development Standards (Commercial/Retail Use)

Standard Requirement Phase | (After Adjustment) Phase |l
Minimum Front Lot Line 35 Greater than 35' 269.76
Average Minimum Lot Width 35 Greater than 35' Approximately 506'
Average Lot Depth No less than 90’ Greater than 90' Greater than 90'
Minimum Building Setbacks

Front 0 25' 28.5'

Side — Interior Side Yard 7.5 20’ 28'

Side — Abutting a Street 15' 25' 20'

Rear 25' 165' 299’

Abutting and Arterial 20" maximum N/A N/A
Maximum Lot Coverage 50% 28% 28%
Landscaping 20% of gross site area 32% 67%
Auto Parking Spaces (1/350 gross SF) 359 835
Bicycle Parking Spaces 0.5 spaces per 1000 SF 52 145

85.210 LOT LINE ADJUSTMENTS — APPROVAL STANDARDS

A. The Director shall approve or deny a request for a lot line adjustment based on the criteria stated
below:
1. An additional lot or buildable lot shall not be created by the lot line adjustment and the existing

parcel shall not be reduced in size by the adjustments below the minimum lot size established by the
approved zoning for that district.
Response: The proposed lot line adjustment will involve moving the adjoining property
lines between lots 801, 100, 102, and 200 of Map 2S 1E 35C. The minimum lot size
requirements of the OBC zone are provided as is shown on the table above. No additional
lots will be created. This standard is met.

2. By reducing the lot size, the lot or structure(s) on the lot shall not be in violation of the site
development regulations for that district. For example, the lot line adjustment shall not result in an
overall loss of density below 70 percent except as allowed by CDC Section 85.200(J)(7). (ORD.
1442)

Response: Lot 801 is proposed to be reduced in size by .75 acres (see the above chart).

The proposed lot coverage of lot 801 is 28% which satisfies the density requirement

listed above. This standard is met.
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3. The lot line adjustment is intended to allow minor lot line deviations, or to consolidate undersized or
irregular shaped lots. It can also be used to change a limited number of property lines up to the point
that the County Surveyor would determine a re-plat of the subdivision is in order. A replat is the
complete reconfiguration and realignment of a subdivision's lot lines.

Response: The proposed lot line adjustment is a minor reconfiguration of the common

property line between lots 801, 100, 102, and 200 as well as a consolidation of lot 102

with lot 200. The proposed adjustments do not necessitate a replat of the subdivision.

This standard is met

4. New lot lines shall be generally straight with only a few deviations. Lot lines shall not gerrymander

or excessively zig zag along to accommodate tool sheds, accessory structures, other buildings, etc.
Response: The proposed lot lines have been placed to meet all applicable dimensional
standards of the OBC zone, and to create a definition between the existing corporate
center and the proposed phase Il expansion, specifically to include the proposed parking
structure. This standard is met.

5. The lot line adjustment will not affect existing public utility easements nor existing utilities unless an
easement vacation is obtained and any required utility relocations are paid for by the applicant.
(ORD. 1401)

Response: No existing utility easements are affected with the proposed property line

adjustment. This standard is met.
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8. CONCLUSION

Based on the information presented and discussed in this narrative and the attached
supporting plans and documents, the proposed zone change, conditional use, design
review, and variance meet the established standards and approval criteria and therefore
merit approval.
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9. EXHIBITS

Application

Plan Set

Color Building Elevations

Color Perspective

City of West Linn Goal 5 Inventory (June 2006)
Metro Goal 5 Inventory Aerial (March 2004)
Arborist Report

Site Layouts

Examples of Green Screens and Cable Rail System
Noise Analysis

Lighting Sketches, Models, and Cut Sheets
Neighborhood Contact Materials

July 14 letter from the City

Letter authorizing connections to adjacent property
7/18 Email from Gordon Howard

Traffic Mitigation Aerial

Norris Beggs and Simpson Market Study
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o DEVELOPMENT REVIEW
Lt APPLICATION

TYPE OF REVIEW (Please check all boxes that apply):

[] Annexation [ ] Non-Conforming Lots, Uses & Structures
[1 Appeal and Review [ ] Planned Unit Development

[ ] Conditional Use [1 QuasiJudicial Plan or Zone Change
A Design Review [1 Street Vacation

[ ] Easement Vacations [1 Subdivision

[ 1 Flood Management Area [] Temporary Uses

[ 1 Historic District Review [ ] Tualatin River Greenway

[ ] Home Occupation - Type Il [\/r Variance

[ 1  Legislative Plan or Change [1 Wetland

M Lot Line Adjustment [ 1 Willamette River Greenway

[ ] Minor Partition [1 Other/Misc.

—
od

Natural Drainageway Protection

TOTAL FEES/DEPOSIT *22, 600
West Lin C@fwmk Pack TC\Zoo Blankeohd R Sl S Wed Lim 47068

OWNER ADDRESS CITY VALY PHONE(res.& bus.)
£~ |
APPLICANT ADDRESS CITY VALY PHONE(res.& bus.)
G Madnzic - By bopad 0610 ) Bancorft Fortlud 47234 505, 224. 4560
CONSULTANT 7 ADDRESS CITY ZIP PHONE (bus.)
SITELOCATION NW _(ortier of Tapnler pmd Blankenship
Assessor's Map No.: 25 \E 35C Tax Lot(s): _102, |02, Zo0 _ Total Land Area: 10 7{ ac
1. Three complete sets of application material required.
2. All application fees are non-refundable (excluding deposit).
3. . The owner/applicant or their representative should be present at all public hearings.
4, A denial or grant may be reversed on appeal. No permit will be in effect until the appeal

period has expired.
The undersigned property owner(s) hereby authorizes the filing of this application, and authorizes
on site review by authorized staff. I hereby agree to comply with all code requlrements applicable
to my application.

SIGNATU OWNER(S)
Wﬂ N s A

SIG E OF APPLICANT

X Date

BY SIGNING THIS APPLICATION, THE CITY IS AUTHORIZED REASONABLE ACCESS TO THE PROPERTY.
ACCEPTANCE OF THIS APPLICATION DOES NOT INFER A COMPLETE SUBMITTAL.
COMPLETENESS WILL BE DETERMINED WITHIN 30 DAYS OF SUBMITTAL.

PLANNING AND BUILDING; 22500 SALAMO RD #1000; WEST LINN, OR 97068
PHONE: 503-656-4211 FAX: 503-656-4106'

p:\DevRev\Forms\ Appljcation-Dev Review.doc (4/06 jn)
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