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to: Tom Soppe from: Keith Liden  

City of West Linn Planning Department date:  4.18.12                 

22500 Salamo Road project: Cedaroak Primary School DR I  

West Linn, OR 97068 file number: DR-12-10/WAP-12-02  

via:   for your:   the following: 

 mail    Information/use   shop drawings   change order  specifications 

X messenger  X approval   copy of letter   plans   CD 

 fed-ex    review/comment   prints    samples X application packages 

 

    Signed application form  1  3.27.12 

    CD of all materials  1  - 

    Application packet including:  3  4.18.12 

    1.   Narrative     

    2.   Plan sheets (full size) – C1.1, C1.2, C1.3, 
C2.1, C2.2, C3.1, C4.1, and L1.1 

     

    3.   Plan sheets (11x17 reductions)      

    4.  Response to incomplete items      

         

          

 

Comments: 

Questions/additional information contact: 

 

Keith Liden, 503.224.4066 / liden@pbworld.com  

 

copy to:  

mailto:liden@pbworld.com


 

 400 SW Sixth Avenue 
Suite 802 
Portland, OR 97204-1628 
503-274-8772 
Fax: 503-274-1412 

 

 
April 18, 2012 
 
Tom Soppe, Associate Planner 
West Linn Planning Department 
22500 Salamo Road 
West Linn, OR 97068 
 
RE:  DR-12-10/WAP 12-02 Cedaroak Primary School 
 
Dear Tom, 
 
In response to your April 6th letter indicating the Design Review application was 
incomplete, we made the requested changes.  Attached are three sets of the 
narrative, amended plan sheets, reduced 11X17-inch versions of the plan sheets, and a 
CD of all the materials. 
 
The information related to the Community Development Code sections in your letter 
have been provided in the following manner: 
 
 55.090(A) – This criterion is now addressed in the narrative. 
 55.120(D) and 32.060(B)(3) – The plan sheets have added an “unnamed 

drainage” label for the stream. 
 32.040(G) – A table was added to Sheet C1.3 showing the ground cover 

percentages. 
 32.040(G) – A table was added to Sheet C1.3 showing the ground cover 

percentages. 
 32.060(A) – The name and address information is provided on the cover sheet. 
 32.060(B)(2) – Shading of the 25% slope areas is provided on Sheet C1.3. 
 32.060(B)(6) – A general description of the site vegetation  is provided on Sheet 

C1.3. 
 32.070(B) – The proposed fee-in-lieu arrangement proposed in coordination with 

parks is described in more detail in the narrative. 
 
Please contact me if you need anything further. 
 
Sincerely, 

 
Keith S. Liden, AICP 
 
cc: Nancy Hubbard 
 Seth Stevens, GHD 
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CEDAROAK PARK PRIMARY SCHOOL   
Class I Design Review and Water Resource Area Permit 

April 18, 2012 

 
 
 
APPLICATION SUMMARY 
 
For Class I Design Review and Water Resource Area Permit to reconfigure some of the existing 
storm water collection, detention, and treatment system at Cedaroak Park Primary School. 
 
GENERAL INFORMATION 
 
Location 
 
4515 South Cedaroak Drive (2S 1E Section 24 BA, Tax Lot 1800).  Its location is shown in Figure 1. 
 
Comprehensive Plan and Zoning Designations  
 
The Comprehensive Plan designation is Low Density Residential. 
 
Consistent with the Comprehensive Plan, the property is zoned Single Family Residential 
Detached (R10). 
 
Applicant and Owner 
 
Tim Woodley, Director of Operations  
West Linn-Wilsonville School District   
2755 SW Borland Road  
Tualatin, OR 97062  
Phone: 503-673-7976 
E-mail: woodleyt@wlwv.K12.or.us  
 
Applicant’s Representatives 
 
Keith Liden, AICP Nancy Hubbard 
Parsons Brinckerhoff Hubbard & Associates 
400 S. W. 6th Avenue, Suite 802 PO Box 702 
Portland, OR 97204 Tualatin, OR 97062 
Phone: 503-478-2348 Phone: 503-819-7505 
Fax: 503-274-1412 E-mail: hubbard.associates@frontier.com 
E-mail: liden@pbworld.com   
   
 

mailto:woodleyt@wlwv.K12.or.us
mailto:hubbard.associates@frontier.com
mailto:liden@pbworld.com
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Plan Sheets  
 

C1.1 Cover Sheet 

C1.2 Existing Conditions 

C1.3 Overall Site Plan 

C2.1 Utility Plan - North 

C2.2 Utility Plan - South 

C3.1 Detention Pond Plan and Details 

C4.1 Erosion Control Plan 

L1.1 Detention Pond Planting Plan 

 
Figure 1:  Vicinity Map  
 

 
          Source:  City of West Linn 
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Figure 2:  Aerial Photo 
 

 
          Source:  City of West Linn 

 
 
BACKGROUND INFORMATION 
 
Site Description  
 
The site is developed with Cedaroak Park Primary School, including the school building, driveway, 
parking, and play fields.  The entire site is approximately 11.22 acres.  In addition to the school 
building, an athletic field is located on the southwest side of the school.  Primary access to the 
school is provided by South Cedaroak Drive, which runs along the south and east sides of the site.   
 
Much of the site storm drainage is handled by a system of drywells.  The dry well system is old 
and has been showing signs of failure.  Areas of the site frequently have standing water during 
and after moderate rainfall events. 
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Surrounding Area Description 
 
The zoning designations and current land use of the surrounding area are summarized in Table 1. 
  

Table 1 
 Land Use Summary 
 

Properties in the Vicinity Zone 
Designation 

Land Use 

   
Subject Property   

2S 1E Section 24 BA, Tax 
Lot 1800 (11.22 acre school 
site owned by school 
district) 
 

R10 
 
 
 
 

Primary School building, 
ancillary facilities, and 
parking. 
 

Surrounding Properties   
North/East/South/West 
 

R10 Single family residences 

 
 

SCHOOL SITE IMPROVEMENTS 
 
The district proposes to install a new underground piping system and storm water detention pond 
to accommodate the roof drainage from the school and replace the dry well system.  The pond is 
proposed immediately south of the headwaters of an open channel in the north central portion of 
the site on the west side of the school building.  A 4-foot high chain link fence is proposed around 
the upper bank of the detention pond.  A pipe and discharge are proposed to drain the pond into 
the open channel at its beginning.  This open channel is classified as a stream by the city once it 
flows north of Glen Terrace, which is along the northern property boundary. 
 
The proposed storm water detention pond will be partially located within the 50-foot setback 
area from the creek, which the city defines as a Water Resources Area.  The city requires that 
areas disturbed within Water Resources Area be mitigated either on-site or off-site.  The school 
district has opted to pay into the city’s fund for off-site mitigation in lieu of providing mitigation 
on-site.  The total disturbed area within this setback is approximately 1,400 square feet.  In 
addition to the off-site mitigation, the district also proposes re-vegetating the disturbed area in a 
manner consistent with CDC Chapter 32 requirements (Sheet L1.1).   
 
The district has initiated preliminary discussions with the West Linn Parks Department to provide 
the off-site mitigation on city park property.  The details of the specific location and design of the 
off-site mitigation has not yet been determined.  Therefore, some of the information requested 
in Section 32.070(B) regarding location, design, and schedule cannot be provided at this time. 
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DESIGN REVIEW CRITERIA 
 
Section 55.090(A) refers to specific portions of Section 55.100 that apply to Class I Design 
Review applications.  Sections (A)(1) and (2), which refer to Sections 55.100 (B)(1) through (6) 
are addressed below under Section 55.100.  Regarding Section 55.090 (A)(3), the additional 
information and findings requested in the preapplication notes are addressed as noted below.    
 
Section 55.090(B) states that adequate public facilities must be available.  This criterion is 
satisfied because the school is currently served by a full range of public utilities and streets. 
 
Section 55.100 contains the applicable approval standards for a Class I Design Review.  At the 
conclusion of the preapplication conference, the planning staff determined that the application 
must meet the following criteria in Chapter 55: 

 55.100(A)(1) Storm water  

 55.100(A)(6) Fences 

 55.100(A)(10) Landscaping 

 55.100(C) Compatibility, buffering, and screening 

 55.100(I)(2) Drainage  
 
These criteria are addressed below. 
 
A. The provisions of the following chapters shall be met: 
 
1. Chapter 33 - Storm Water Quality and Detention 
 
 The approval criteria in Section 33.040 identify a number of things that must be accomplished 

according to city requirements during construction.  These requirements will be met in 
coordination with the district, Planning Director, and City Engineer.  A new storm water pond 
is proposed and will be designed to provide storm water detention in accordance with CDC 
chapter 33.  Explicit storm water treatment is not proposed as there is no new impervious 
area proposed as part of this project, although some level of storm water treatment will be 
provided by the storm water pond. 

 
6. Chapter 44, Fences and Screening Outdoor Storage 
 
 The proposed 4-foot high chain link fence for the detention pond is below the maximum 

height allowed, and therefore meets this criterion. 
 
10. Chapter 54, Landscaping 
 
 The landscaping plan to re-establish landscaping removed during construction will comply 

with the city’s landscaping requirements.  The approval criteria are satisfied as noted below: 
 
 Sections 54.020 A, B, and C encourage preservation of existing trees.  No trees will be 

removed.  
 
 Section 54.020 D. does not apply because there are no heritage trees on the site. 



April 18, 2012  Cedaroak Primary School – DR I 
  Page - 6 

 

 
 Section 54.020 E. is satisfied because well over 20% of the site will be landscaped, and 

dimensional requirements for landscaped areas will continue to be met.   
 
B. Relationship to the Natural and Physical Environment 

 
 Sections 55.100 B. 1. and 2. are not relevant because there are no heritage trees on the site.   
 
 Section 55.100 B. 3. is satisfied because grading will only involve the storm water 

improvements, and the natural drainage pattern will not be altered.   
 
 Section 55.100 B. 4. is satisfied because the property is geologically stable.  Furthermore, the 

existing school building will not be modified. 
 

Sections 55.100 B. 5. through 6. are not relevant because the site improvements will not 
involve any modifications to the school building. 

 
C. Compatibility Between Adjoining Uses, Buffering and Screening 
 
 The school has operated in the neighborhood for a sustained period, and it has proven to be 

a good neighbor.  The modification of the storm water system and the related stream 
corridor restoration will be environmentally beneficial, and it will not change the current 
school operation in any way. 

 
I.2. Public Facilities - Drainage 
 
 The plans were created by a registered civil engineer, and the storm water detention pond 

and outfall culvert have been designed to prevent any inappropriate volumes of storm 
water to flow downstream.  Also, this project does not include expanding any impervious 
surfaces on the property.  

 

WATER RESOURCES AREA PERMIT CRITERIA 
 
At the conclusion of the preapplication conference, the city staff determined that the Water 
Resource Area permit application must meet the following criteria in Chapter 32 – Water 
Resource Area Protection of the Community Development Code (CDC): 

 32.040 Application 

 32.050 Approval Criteria 

 32.060 Site Plan 

 32.070 Mitigation Plan 

 32.080 Revegetation Plan Requirements 
 
Section 32.040 Application 
 
This section is satisfied because the plan sheet package provides all of the information and 
narrative responses required by this section. 
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Section 32.050 Approval Criteria 
 
This section contains a number of requirements relating to the protection of water resources.   
 
A. This section is satisfied because the required information and evaluation is provided as part 

of this application, including analysis and design by a registered civil engineer. 
 
B. This section calls for maintaining existing natural drainageways.  In this case, the district 

proposes to minimize encroachment into the headwater of the unnamed creek. This storm 
water detention pond will be partially within the 50-foot setback area for the creek, but 
none of the storm drainage facilities will require any modification of the creek. The 
southern edge of the creek headwater will need to be re-graded to accommodate the storm 
water detention pond, but the integrity of the natural creek drainage will be retained. 

 
C. The storm water facilities are located to provide proper drainage of the school property, 

and locating the storm water detention pond in close proximity to the natural channel 
where this run-off should flow.  A small portion of the water quality resource associated 
with the creek headwater area will be affected, and a mitigation plan and restoration plan 
are proposed, consistent with CDC Chapter 32 requirements. 

 
D. The district is committed to protect the water resource areas on the site into the future.  It 

will work with the city staff during final design and permitting to accomplish this.  Buildings 
and structures on the site will not be enlarged or moved closer to the creek, and therefore, 
existing setbacks shall be maintained. 

 
E. This section describes how the protected water resource area setback and transition areas 

are determined. These structures shall remain in their current locations.  A mitigation plan 
will compensate for the minor encroachment of the storm water detention pond within the 
50-foot setback area for the creek headwater.  The district has had preliminary 
communication with the city parks department regarding off-site mitigation on city park 
property. 

 
F. This criterion does not apply because no roads, driveways, or utility crossings are proposed. 
 
G. The district will work with the city to maximize the protection of the resource as intended 

by this criterion, which calls for chain link fencing (or approved equivalent). Orange 
construction fencing is proposed as an alternative.  As noted above, a permanent 4-foot 
chain link fence is proposed to be installed at the top of bank of the detention pond. 

 
H. This criterion does not apply because no new paved surfaces are proposed. 
 
I. All plans have been developed by experienced civil engineers and landscape architects with 

the goal of maintaining and enhancing the water and natural resources on the site.  Storm 
drainage will not be diverted into another basin with this proposal.  The design of these 
elements will meet the city requirements. 
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J. All erosion control measures prescribed by the city shall be followed at all times.  Design of 
these elements will meet the city of West Linn and Oregon Stated Department of 
Environment Quality requirements. 

 
K.  Due to the nature of this project and the amount of disturbance, a re-vegetation plan is 

required.  The re-vegetation plan proposed by the district will provide the combination of 
ground cover, shrubs, and trees required by this section and CDC 32.080 (addressed below).   

 
L. As noted above, no new structures are proposed within or near the setback area. 
 
M. This criterion does not apply because storm water treatment facilities are not proposed. 
 
N. This criterion is not applicable because opening a covered or piped drainage is not 

proposed. 
 
O. This criterion does not apply because no new buildings or building remodeling is proposed. 
 
P. This criterion is not applicable because all relevant storm drainage channels have been 

identified. 
 
Section 32.060 Site Plan 
 
This section is satisfied because the plan sheet package provides all of the information required 
by this section. 
 
Section 32.070 Mitigation Plan 
 
This section contains a number of requirements relating to the mitigation of potential adverse 
impacts on water resource areas.   
 
A. This section is satisfied because the proposed restoration within the water resource area 

will retain or improve the existing vegetation. Because of how storm water leaves the site, 
the storm water detention pond and outfall must be located as proposed.  The restoration 
work includes the minimum area necessary, and it avoids any work in the stream channel.   

 
B. As noted, this project is not designed to accommodate new development.  The bank 

stabilization improvements are proposed to correct an existing situation.  The stream 
corridor on the property will be properly restored and replanted as shown in this 
application.  The district and its contractors will be responsible for the on-site work and 
assuring its proper completion. 

 
 Because of the limited size of the site, there is no room available for 1:1 on-site mitigation, 

and the district has initiated preliminary discussions with the West Linn Parks Department 
to pay a fee-in-lieu to provide of off-site mitigation on city park property.  However, the 
location, design, and schedule have not been determined at this time. 
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C. Because of the limited mitigation area on the school site, off-site mitigation is proposed.  
Conversations with city staff concur with this approach.  The total disturbed area, which 
requires mitigation, is approximately 1,400 square feet. 

 
D. This criterion is not applicable because no wetland areas are involved. 
 
E. Once an off-site mitigation area is identified, the district will work with the city, to ensure its 

protection.  Preliminary communication with the parks department indicates that the off-
site mitigation can be located on park property. 

 
Section 32.080 Revegetation Plan Requirements 
 
This section contains a number of requirements relating to revegetating water resource areas.  
These standards were followed when the landscaping and planting plans were developed for 
this application.   
 
A. Temporary irrigation shall be provided by the district until the plants are established. 
 
B. As shown in the Detention Pond Planting Plan (Sheet L1.1), any non-native plants shall be 

removed and replaced with native vegetation. 
 
C. This section is not relevant because no existing trees or shrubs will be removed.   
 
D. The new trees proposed to surround the detention pond will be distributed in a manner 

consistent with this CDC section.  The densest planting is proposed within the 50-foot 
setback area for the stream headwater.   

 
E. The proposed landscaping plan contains a variety of trees and shrubs, which comply with 

the requirements in this section. 
 
F. The district plans to hand water the new vegetation until it becomes established.  It shall 

provide the necessary assurances for plant survival as required by the city. 
 
CONCLUSION 
 
The proposed storm water improvements satisfy all the relevant criteria as demonstrated above. 
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