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OWNER/
APPLICANT:

CONSULTANT:

SITE LOCATION:
LEGAL
DESCRIPTION:
SITE SIZE:
ZONING:

COMP PLAN
DESIGNATION:

120-DAY PERIOD:

PUBLIC NOTICE:

GENERAL INFORMATION

Ali and Nina Ladha
9334 SE Hunters Bluff Ave.
Happy Valley, OR 97086

Robert Price
3935 NE 72" Ave.
Portland, OR 97213

0 Noble Lane (Vacant property at the corner of Noble LN and
Hoodview Ave.)

Clackamas County Assessor’s Map 2S-1E-26D, tax lot 00402
0.4 acres (17,517 square feet)

Single-Family and Multiple-Family Residential Detached (R-3)

Medium High Density Residential

This application became complete on December 5, 2018. The
120-day maximum application-processing period ends on April 4,
2019, but the applicant has granted a 30 day extension to the 120
day period which expires May 4, 2019.

Public notice was mailed to the all neighborhood associations and
affected property owners on February 14, 2019. The property
was posted with a notice sign on February 21, 2019. The notice
was published in the West Linn Tidings on February 21, 2019. The
notice requirements of CDC Chapter 99 have been met. In
addition, the staff report was posted on the City’s website
February 22, 2019.
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EXECUTIVE SUMMARY

Site Conditions: The proposed development site is currently vacant and located at the corner of
Noble Lane and Hoodview Avenue. The property is 17,517 square feet but after right-of-way
dedications the property will be 14,628 square feet. There are no trees on site with the
exception of street trees adjacent to the right-of-way. The property slopes towards the
southeastern corner of the property.
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Project Description: The applicant is requesting approval to construct 5-residential units in two
buildings and Class | Variance to lot dimensions. The Class | Variance is required because after
land dedications for frontage improvements to the right-of-way, the subject property will be
372 square feet short of the required 15,000 square feet needed for the 5™ unit.

The land use permits include:
e (lass Il Design Review
e (lass | Variance

Surrounding Land Use and Zoning: The undeveloped site is zoned R-3. Adjacent zoning and
land uses include:

Direction From Site Zoning Land Use
North R-3 Single-family and Multiple-Family Residential
East R-3 Single-family and Multiple-Family Residential
West Clackamas Clackamas County Zoning, Not annexed into
County Zoning | West Linn
South R-3 Single-family and Multiple-Family Residential
3
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Applicable Community Development Code Approval Criteria:

=  Chapter 15, Single-family and Multiple-Family Residential - R-3;
=  Chapter 55, Design Review;
= Chapter 75 Variances and Special Waivers;

Public comments:

As of the publication date of this report, staff has not received any public comments.

RECOMMENDATION

Staff recommends approval of application DR-18-03 and VAR-18-01 based on: 1) the findings
submitted by the applicant, which are incorporated by this reference, 2) supplementary staff
findings included in the Addendum below, and 3) the addition of conditions of approval below.
With these findings, the applicable approval criteria are met. The conditions are as follows:

1. Site Plans. With the exception of modifications required by these conditions, the
project shall substantially conform to all submitted drawings dated 7/9/18.

2. Engineering Standards. All public improvements and facilities associated with the
approved site design, including but not limited to street improvements, driveway
approaches, curb cuts, utilities, grading, onsite and offsite storm water, street lighting,
easements, easement locations, and connections for future extension of utilities are
subject to conformance with the City Municipal Code and Community Development
Code. All improvements must be designed, constructed, and completed prior to the
issuance of occupancy permits. (See Staff Findings 36, 37, 38, 41, & 44)

3. Side Wall Transition. The applicant must alter the nonexempt sidewalls of the
proposed structures to comply with CDC 43.040.A. (See Staff Finding 5)

4. Curb Cut Spacing. Driveway curb cuts onto Noble Lane shall be consolidated to meet
spacing requirements. (See Staff Finding 13)
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ADDENDUM

PLANNING COMMISSION STAFF REPORT
March 6, 2019

STAFF EVALUATION OF THE PROPOSAL’S COMPLIANCE
WITH APPLICABLE CODE CRITERIA

CHAPTER 15, SINGLE-FAMILY AND MULTIPLE-FAMILY RESIDENTIAL (R-3)
15.030 PERMITTED USES

The following uses are uses permitted outright in this zoning district
(....)
2. Duplex residential unit
3. Multiple-family residential unit
4. Single-family attached residential units

(...)

Staff Finding 1: The property is in the R-3 zone. The applicant proposes 5 single-family
residential attached housing units between two structures. One structure will have two
single-family residential attached units (duplex) and one structure with three attached single-
family residential units. The applicant’s proposal for a multiple-family development is a
permitted use in the R-3 zone. This criteria is satisfied.

15.070 DIMENSIONAL REQUIREMENTS, USES PERMITTED OUTRIGHT AND USES PERMITTED
UNDER PRESCRIBED CONDITIONS

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

A. The minimum lot size shall be:
1. For a single-family detached unit, 3,000 square feet.
2. For each attached single-family unit, 3,000 square feet.
3. For each multiple-family dwelling unit, 3,000 square feet.

Staff Finding 1: The applicant is required to dedicate right-of-way along Noble Lane and
Hoodview Avenue. After dedication, the subject property will be 14,628 square feet. The
applicant proposes five multi-family dwelling units, which requires 15,000 square feet. The
applicant is requesting a Class | Variance, which allows a reduction in lot area of up to five
percent. Subject to the Class | Variance approval, which reduces the lot area by 2.3 percent,
the criteria are met.
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B. The minimum front lot line length or the minimum lot width at the front lot line shall be 35
feet.
C. Repealed

Staff Finding 2: The subject property has a front lot line width of 135 feet. The criteria are
met.

D. The minimum yard dimensions or minimum building setback area from the lot line shall be:
1. Fora frontyard, 15 feet (20 feet for a garage); except for steeply sloped lots where
the provisions of CDC 41.010 shall apply.

2. For aninterior side yard, five feet.

3. For aside yard abutting a street, 15 feet.

4. Forarearyard, 15 feet, except that in the case of an apartment structure in this
district, an additional yard area may be required between the structure in this district
and any adjacent low density residential uses.

Staff Finding 3: Staff adopts the applicant findings found on page 28 (Exhibit PC-3 applicant’s
submittal). The criteria are met.

E. The maximum building height shall be 35 feet for an attached or detached single-family
unit, duplex unit or multi-family unit, except for steeply sloped lots when the provisions of
Chapter 41 CDC shall apply.

F. The maximum lot coverage shall be 50 percent.

G. The maximum floor area ratio for single-family homes shall be 0.45. Type | and Il lands shall
not be counted toward lot area when determining allowable floor area ratio, except that a
minimum floor area ratio of 0.30 shall be allowed regardless of the classification of lands within
the property. That 30 percent shall be based upon the entire property including Type | and Il
lands. Existing residences in excess of this standard may be replaced to their prior dimensions
when damaged without the requirement that the homeowner obtain a non-conforming
structures permit under Chapter 66 CDC.

Staff Finding 4: The duplex and triplex are proposed to measure 35 feet in height. The lot is
14,628 square feet and lot coverage is approximately 5,000 square feet, or 34 percent. The
applicant is not proposing single-family homes. The criteria are met.

H. The sidewall provisions of Chapter 43 CDC shall apply. (Ord. 1538, 2006, Ord. 1622 § 24,
2014; Ord. 1675 § 20, 2018)

Staff Finding 5: The submitted plans and applicant’s findings (see page 94 Exhibit PC-4
applicant’s resubmittal) suggest that the sidewalls do not meet the provisions of CDC Chapter
43. Per Condition of Approval 3 the applicant must alter the sidewalls to comply with the
requirements of CDC 43.040.A. Subject to the Planning Commission approval, the criteria is
satisfied.
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http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC41.html#41.010
http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC41.html#41

15.090 OTHER APPLICABLE DEVELOPMENT STANDARDS

A. The following standards apply to all development including permitted uses:
1. Chapter 34 CDC, Accessory Structures, Accessory Dwelling Units, and Accessory
Uses.
2. Chapter 35 CDC, Temporary Structures and Uses.

Staff Finding 6: There are no accessory or temporary structures or uses proposed in the
application therefore CDC Chapters 34 and 35 do not apply.

3. Chapter 38 CDC, Additional Yard Area Required,; Exceptions to Yard Requirements;
Storage in Yards; Projections into Yards.

Staff Finding 7: The applicant is not proposing to project into any required setback area of the
underlying R-3 zone. Therefore the criteria is met by the decision of the Planning Commission.

4. Chapter 40 CDC, Building Height Limitations, Exceptions.
Staff Finding 8: The maximum height in the R-3 zone is 35 feet. The applicant is proposing
not to exceed this height restriction. Therefore, the criteria is met, subject to an affirmative
decision of the Planning Commission.

5. Chapter 41 CDC, Structures on Steep Lots, Exceptions.

Staff Finding 9: The subject property of this application has an approximate slope of 7%
which does not qualify this application for any exceptions of CDC Chapter 41. Therefore this
criteria does not apply.

6. Chapter 42 CDC, Clear Vision Areas.

Staff Finding 10: Staff adopts the applicant’s findings found on page 34 (Exhibit PC-3
applicant’s submittal). The criteria is met.

7. Chapter 44 CDC, Fences.

Staff Finding 11: The applicant does not propose any perimeter fencing at this time. This
criteria is met.

8. Chapter 46 CDC, Off-Street Parking, Loading and Reservoir Areas.
Staff Finding 12: The applicant proposes 2 off-street parking spaces within a garage and 1-2
additional space in the driveway for each of the 5 residential units (3-4 total parking spaces

per unit). This criteria is met.

9. Chapter 48 CDC, Access, Egress and Circulation.

7
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(...)
48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS SEPARATION REQUIREMENTS.

(...)

C. No curb cuts shall be allowed any closer to an intersecting street right-of-way line than the
following:

(...)

6. On alocal street when intersecting any other street, 35 feet.
D. There shall be a minimum distance between any two adjacent curb cuts on the same side of
a public street, except for one-way entrances and exits, as follows:
(...)

3. Between any two curb cuts on the same lot or parcel on a local street, 30 feet. (...)

Staff Finding 13: The applicant does not propose any shared driveways, but per condition of
approval 4 the driveway curb cuts onto Noble Lane must be consolidated to meet spacing
standards. All access is proposed via Noble Lane which is classified as a local street. Subject to
approval of the proposed conditions, this criteria is met.

10. Chapter 52 CDC, Signs.

Staff Finding 14: The applicant does not propose any signs with this application. This criteria
does not apply.

11. Chapter 54 CDC, Landscaping.

Staff Finding 15: Staff adopts the applicant findings found on page 35 (Exhibit PC-3 applicant
submittal). The criteria is met.

CHAPTER 55, DESIGN REVIEW

55.100 APPROVAL STANDARDS — CLASS Il DESIGN REVIEW

B. Relationship to the natural and physical environment.

1. The buildings and other site elements shall be designed and located so that all heritage
trees, as defined in the municipal code, shall be saved. Diseased heritage trees, as determined
by the City Arborist, may be removed at his/her direction.

Staff Finding 16: The subject site contains no heritage trees. This criteria does not apply.

2. All heritage trees...all trees and clusters of trees (“cluster” is defined as three or more trees
with overlapping driplines; however, native oaks need not have an overlapping dripline) that are
considered significant by the City Arborist...shall be protected pursuant to the criteria of
subsections (B)(2)(a) through (f) of this section...

3/6/19 PC Meeting
pg.8


http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC54.html#54

a. Non-residential and residential projects on Type | and 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...

Staff Finding 17: There are no heritage trees or significant trees on the site. The criteria does
not apply.

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...

Staff Finding 18: There are no heritage trees or significant trees on the site. The criteria does
not apply.

3. The topography and natural drainage shall be preserved to the greatest degree possible.

Staff Finding 19: Staff adopts the applicant’s findings on page 98 (Exhibit PC-4 applicant’s
resubmittal). Staff finds that the criteria is met.

4. The structures shall not be located in areas subject to slumping and sliding. The
Comprehensive Plan Background Report’s Hazard Map, or updated material as available and as
deemed acceptable by the Planning Director, shall be the basis for preliminary determination.

Staff Finding 20: Staff adopts the applicant’s findings on page 98 (Exhibit PC-4 applicant’s
resubmittal). The criteria is met.

5. There shall be adequate distance between on-site buildings and on-site and off-site
buildings on adjoining properties to provide for adequate light and air circulation and for fire
protection.

Staff Finding 21: The property is currently vacant and the applicant is not proposing any
variances to setback requirements. The submitted plans show setbacks between proposed
structures and property lines meeting requirements and the applicant proposes 10 feet of
separation between each of the proposed structures. The criteria is met.

6. Architecture.

a. The proposed structure(s) scale shall be compatible with the existing structure(s) on site and
on adjoining sites. Contextual design is required. Contextual design means respecting and
incorporating prominent architectural styles, building lines, roof forms, rhythm of windows,
building scale and massing of surrounding buildings in the proposed structure. The materials
and colors shall be complementary to the surrounding buildings.
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Staff Finding 22: Staff incorporates applicant findings (page 99 (Exhibit PC-4 applicant’s
resubmittal)) relating to architecture as represented in the following applicant finding:

“Based on the preliminary design prepared by Mascord, the two structures will complement
the architectural style of the existing residential structures adjacent properties to the north,
south, and east. To the west is Salamo Road, and Rosemont Middle School across Salamo
Road. While the design of the two structures reflects today’s styles and trends, it will be both
complementary and compatible with the styles that have already been established in the
Parker Crest Neighborhood. The two structures reflect the ‘step down’ transition from
development around it by going from larger structures to smaller ones, and finally to the
Hoodview Avenue right-of-way. The extended setback on the north side of the site promotes
the transition to a more open setting. Thus, the transition between structures along Noble
Lane and across Hoodview Avenue is promoted by the design of the structures”

This criteria is met.

b. While there has been discussion in Chapter 24 CDC about transition, it is appropriate that
new buildings should architecturally transition in terms of bulk and mass to work with, or fit,
adjacent existing buildings. This transition can be accomplished by selecting designs that “step
down” or “step up” from small to big structures and vice versa (see figure below). Transitions
may also take the form of carrying building patterns and lines (e.g., parapets, windows, etc.)
from the existing building to the new one.

c. Contrasting architecture shall only be permitted when the design is manifestly superior to
adjacent architecture in terms of creativity, design, and workmanship, and/or it is adequately
separated from other buildings by distance, screening, grade variations, or is part of a
development site that is large enough to set its own style of architecture.

d. Human scale is a term that seeks to accommodate the users of the building and the notion
that buildings should be designed around the human scale (i.e., their size and the average range
of their perception). Human scale shall be accommodated in all designs by, for example, multi-
light windows that are broken up into numerous panes, intimately scaled entryways, and visual
breaks (exaggerated eaves, indentations, ledges, parapets, awnings, engaged columns, etc.) in
the facades of buildings, both vertically and horizontally.

Staff Finding 23: Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s
resubmittal) and refer to Staff Finding 22. These criteria are met.

e. The main front elevation of commercial and office buildings shall provide at least 60 percent
windows or transparency at the pedestrian level to create more interesting streetscape and
window shopping opportunities. One side elevation shall provide at least 30 percent
transparency. Any additional side or rear elevation, which is visible from a collector road or
greater classification, shall also have at least 30 percent transparency...

Staff Finding 24: The applicant is proposing multi-family housing units (5 units) in two
buildings with no commercial or office use on the property. This criteria does not apply.

10
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f. Variations in depth and roof line are encouraged for all elevations.

To vary the otherwise blank wall of most rear elevations, continuous flat elevations of over 100
feet in length should be avoided by indents or variations in the wall. The use of decorative brick,
masonry, or stone insets and/or designs is encouraged. Another way to vary or soften this
elevation is through terrain variations such as an undulating grass area with trees to provide
vertical relief.

g. 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.

h. The vision statement identified a strong commitment to developing safe and attractive
pedestrian environments with broad sidewalks, canopied with trees and awnings

(...)

Staff Finding 25: The applicant is proposing multi-family housing units (5 units) in two
buildings. The applicant has proposed design elements that break up the building’s elevation
to avoid blank walls. There are existing sidewalks around the three sides adjacent to public
right-of-way. This criterion 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:

(...)

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
inside the multi-family project. For any garage which is located behind the building line of the
structure, but still facing the front of the structure, architectural features such as patios, patio
walls, trellis, porch roofs, overhangs, pergolas, etc., shall be used to downplay the visual impact
of the garage, and to emphasize the rest of the house and front entry.

(...)

Staff Finding 26: Staff incorporates the applicant’s findings on page 99 (Exhibit PC-4
applicant’s resubmittal). The criteria has been satisfied.

d. Accessways, parking lots, and internal driveways shall accommodate pedestrian circulation
and access by specially textured, colored, or clearly defined footpaths at least six feet wide.
Paths shall be eight feet wide when abutting parking areas or travel lanes. Paths shall be
separated from parking or travel lanes by either landscaping, planters, curbs, bollards, or raised
surfaces...

e. Paths shall provide direct routes that pedestrians will use between buildings, adjacent
rights-of-way, and adjacent commercial developments. They shall be clearly identified. They
shall be laid out to attract use and to discourage people from cutting through parking lots and
impacting environmentally sensitive areas.

11
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(...)
Staff Finding 27: See Staff Finding 26; these criteria are 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. (The “height-to-
width ratio” is an architectural term that emphasizes height or vertical dimension of buildings
adjacent to streets. The higher and closer the building is, and the narrower the width of the
street, the more attractive and intimate the streetscape becomes.) For every one foot in street
width, the adjacent building ideally should be one to two feet higher. This ratio is considered
ideal in framing and defining the streetscape.

(...)

Staff Finding 28: The applicant proposes two three story buildings at a maximum height of 35
feet as allowed in the R-3 zone. The applicant proposed a front yard setback of 20 feet, which
is required in the R-3 zone. The Hoodview Avenue and Noble Lane street pavement width is
28 feet. These criteria are met.

C. Compatibility between adjoining uses, buffering, and screening.

1. In addition to the compatibility requirements contained in Chapter 24 CDC, buffering shall
be provided between different types of land uses; for example, buffering between single-family
homes and apartment blocks. However, no buffering is required between single-family homes
and duplexes or single-family attached units. The following factors shall be considered in
determining the adequacy of the type and extent of the buffer:

a. The purpose of the buffer, for example to decrease noise levels, absorb air pollution, filter
dust, or to provide a visual barrier.

b. The size of the buffer required to achieve the purpose in terms of width and height.

c. The direction(s) from which buffering is needed.

d. The required density of the buffering.

e. Whether the viewer is stationary or mobile.

Staff Finding 29: Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s
resubmittal). These criteria are 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:

a. What needs to be screened?

The direction from which it is needed.

How dense the screen needs to be.

Whether the viewer is stationary or mobile.

Whether the screening needs to be year-round.

P oo

12
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Staff Finding 30: Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s
resubmittal). These criteria are met.

3. Rooftop air cooling and heating systems and other mechanical equipment shall be screened
from view from adjoining properties.

Staff Finding 31: Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s
resubmittal). These criteria are 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 from adjoining units.

2. Residential dwelling units shall be placed on the site in areas having minimal noise exposure
to the extent possible. Natural-appearing sound barriers shall be used to lessen noise impacts
where noise levels exceed the noise standards contained in West Linn Municipal Code Section
5.487.

(...)

Staff Finding 32: The subject property is currently screened from the neighboring home to the
south by a line of vegetation, and the proposed structure closest to the southern property
line will be setback 5 feet. Staff incorporates the applicant’s findings on page 101 (Exhibit PC-
4 applicant’s resubmittal). The criteria is met.

(...)

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:

A deck, patio, fence, low wall, hedge, or draping vine;

A trellis or arbor;

A change in level;

A change in the texture of the path material;

Sign; or

Landscaping.

SOk WNR

Staff Finding 33: Staff incorporates applicant findings on page 101 (Exhibit PC-4 applicant’s
resubmittal). These criteria are met.

H. Public transit.

1. 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:

a. The location of other transit facilities in the area.

(....)
13
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Staff Finding 34: Staff incorporates applicant findings on page 101 (Exhibit PC-4 applicant’s
resubmittal). These criteria are met.

I.  Public facilities. An application may only be approved if adequate public facilities will be
available to provide service to the property prior to occupancy.

1. Streets. Sufficient right-of-way and slope easement shall be dedicated to accommodate all
abutting streets to be improved to the City’s Improvement Standards and Specifications. The
City Engineer shall determine the appropriate level of street and traffic control improvements to
be required, including any off-site street and traffic control improvements, based upon the
transportation analysis submitted. The City Engineer’s determination of developer obligation,
the extent of road improvement and City’s share, if any, of improvements and the timing of
improvements shall be made based upon the City’s systems development charge ordinance and
capital improvement program, and the rough proportionality between the impact of the
development and the street improvements...

Staff Finding 35: Noble Lane and Hoodview Avenue are classified as Local Streets in the West
Linn Transportation System Plan and both will have a right-of-way (ROW) width of 52 feet
after dedication of additional ROW by the applicant. The ROW is sufficient to accommodate
existing street improvements with parking on one-side. Salamo Road is classified as a Minor
Arterial and is built to City standards. The applicant submitted a Transportation Study and
found no off-site improvements are warranted. See technical memorandum dated December
22, 2017. The criteria are met.

2. Storm detention and treatment and geologic hazards. Per the submittals required by CDC
55.130 and 92.010(E), all proposed storm detention and treatment facilities must comply with
the standards for the improvement of public and private drainage systems located in the West
Linn Public Works Design Standards, there will be no adverse off-site impacts caused by the
development (including impacts from increased intensity of runoff downstream or constrictions
causing ponding upstream), and the applicant must provide sufficient factual data to support
the conclusions of the submitted plan.

Per the submittals required by CDC 55.130(E), the applicant must demonstrate that the
proposed methods of rendering known or potential hazard sites safe for development, including
proposed geotechnical remediation, are feasible and adequate to prevent landslides or other
damage to property and safety. The review authority may impose conditions, including limits on
type or intensity of land use, which it determines are necessary to mitigate known risks of
landslides or property damage.

Staff Finding 36: The applicant has submitted a Preliminary Storm Drainage Report, prepared
by a licensed engineer, which complies with the West Linn Public Works Design Standards,
shows no adverse off-site impacts, and provides sufficient factual data to support the
conclusions of the plan. The subject property does not contain any known landslide hazards.
The applicant shall comply with the requirements and install improvements to meet the West

14
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Linn Public Works Design Standards per Condition of Approval 2. Subject to the Conditions of
Approval, these criteria are met.

3. Municipal water. A registered civil engineer shall prepare a plan for the provision of water
which demonstrates to the City Engineer’s satisfaction the availability of sufficient volume,
capacity, and pressure to serve the proposed development’s domestic, commercial, and
industrial fire flows. All plans will then be reviewed by the City Engineer.

Staff Finding 37: Water is available in Noble Lane to serve the proposed development. A
registered civil engineer prepared the water provision plan. The City’s public water system
has sufficient capacity and pressure in this area. The applicant shall comply with the
requirements and install improvements to meet the West Linn Public Works Design Standards
per Condition of Approval 2. Subject to the Conditions of Approval, these criteria are met.

4. Sanitary sewers. A registered civil engineer shall prepare a sewerage collection system plan
which demonstrates sufficient on-site capacity to serve the proposed development. The City
Engineer shall determine whether the existing City system has sufficient capacity to serve the
development.

Staff Finding 38: The applicant has submitted a plan prepared by a registered civil engineer
that will gravity flow to the existing sanitary sewer lines in either Noble Lane or Hoodview
Avenue. The City’s public sanitary sewer system has sufficient capacity to service the
proposed use. The applicant shall comply with the requirements and install improvements to
meet the West Linn Public Works Design Standards per Condition of Approval 2. Subject to
the Conditions of Approval, these criteria are met.

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

Staff Finding 39: Solid waste storage will be stored in private garages for each unit, and no
common storage is proposed with this application. The criteria is met.

J.  Crime prevention and safety/defensible space.

1. Windows shall be located so that areas vulnerable to crime can be surveyed by the
occupants.

2. Interior laundry and service areas shall be located in a way that they can be observed by
others.

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

Staff Finding 40: Staff incorporates applicant findings on page 102 (Exhibit PC-4 applicant’s
resubmittal). The criteria is met.
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4. The exterior lighting levels shall be selected and the angles shall be oriented towards areas
vulnerable to crime.

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.

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. All commercial, industrial, residential, and public
facility projects undergoing design review shall use low or high pressure sodium bulbs and be
able to demonstrate effective shielding so that the light is directed downwards rather than
omni-directional. Omni-directional lights of an ornamental nature may be used in general
commercial districts only.

(...)

Staff Finding 41: Sheet 3 of 7 from the applicant’s resubmittal (Exhibit PC-4) indicates the
existing street lighting. Any additional street lighting shall meet engineering standards per
Condition of Approval 2. Subject to approval of the Conditions of Approval, these criteria are
met.

K. Provisions for persons with disabilities.

1. The needs of a person with a disability shall be provided for. Accessible routes shall be
provided between all buildings and accessible site facilities. The accessible route shall be the
most practical direct route between accessible building entries, accessible site facilities, and the
accessible entry to the site. An accessible route shall connect to the public right-of-way and to at
least one on-site or adjacent transit stop (if the area is served by transit). All facilities shall
conform to, or exceed, the Americans with Disabilities Act (ADA) standards, including those
included in the Uniform Building Code.

Staff Finding 42: Staff incorporates applicant finding on page 102 (Exhibit PC-4 applicant’s
resubmittal). These criteria are met.

L. Signs.
(...)

Staff Finding 43: The applicant is not proposing any signs with this application. This criteria
does not apply.

M. Utilities. The developer shall make necessary arrangements with utility companies or other
persons or corporations affected for the installation of underground lines and facilities. Electrical
lines and other wires, including but not limited to communication, street lighting, and cable
television, shall be placed underground, as practical. The design standards of Tables 1 and 2
above, and of subsection 5.487 of the West Linn Municipal Code relative to existing high
ambient noise levels shall apply to this section.

Staff Finding 44: The subject property does not contain any overhead utilities. All utilities on
or near the subject property are already in place and underground. Per Condition of Approval
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2, any additional utility placement by the applicant must be reviewed and approved by the
City Engineer. Subject to approval of the Conditions of Approval, this criteria is met.

(...)

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 85.170(B)(2).

Staff Finding 45: Staff incorporates applicant finding- see technical memorandum dated
December 22, 2017 prepared by Lancaster Engineering in applicant’s submittal. These criteria
are met.

55.170 EXCEPTIONS TO UNDERLYING ZONE, YARD, PARKING, SIGN PROVISIONS, AND LANDSCAPING
PROVISIONS

A. The Planning Director may grant an exception to the dimensional building setback or yard
requirements in the applicable zone based on findings that the approval will satisfy the
following criteria:

1. A minor exception that is not greater than 20 percent of the required setback.

(....)

B. The Planning Director may grant an exception to the off-street parking dimensional and
minimum number of space requirements in the applicable zone so long as the following criteria
are met:

1. The minor exception is not greater than 10 percent of the required parking;

(....)

C. The Planning Director may grant an exception to the sign dimensional requirements in the
applicable zone when the following criteria are met:

1. The minor exception is not greater than 10 percent of the required applicable dimensional
standard for signs;

(....)

Staff Finding 46: The applicant is not requesting any setback, parking, sign or landscape
exceptions under this section. The applicant has submitted for a Class | Variance to lot
dimensions due to right-of-way dedications (See Staff Finding 47). Therefore the criteria does
not apply.

CHAPTER 75, VARIANCES AND SPECIAL WAIVERS

75.020 CLASSIFICATION OF VARIANCES
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http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC85.html#85.170

A. Class | Variance. Class | variances provide minor relief from certain code provisions where it
can be demonstrated that the modification will not harm adjacent properties, and it conforms
with any other code requirements. Class | variances are allowed for the following code
provisions:
1. Required Yard and Minimum Lot Dimensional Requirements. Required yards may be
modified up to 20 percent, lot dimensions by up to 10 percent and lot area by up to five
percent if the decision-making authority finds that the resulting approval:
a. Provides for a more efficient use of the site;
b. Preserves and incorporates natural features into the overall design of the
project;
c. Does not adversely affect adjoining properties in terms of light, air circulation,
noise levels, privacy, and fire hazards; and
d. Provides for safe vehicular and pedestrian access to the site and safe on-site
vehicular and pedestrian circulation.

(...)

Staff Finding 47: The applicant is applying for a Class | Variance to reduce the lot area by 2.3%.
All existing sidewalks along Hoodview Avenue and Noble Lane are outside of the public right-
of-way. The City requires dedication of the sidewalk and planter strip area along these local
streets. This dedication will take the current property size (17,517 square feet) down to
14,628 square feet. For the proposed multi-family project 15,000 square feet is required for 5
units. The applicant request for a 2.5% lot area reduction meets the “up to five percent”
criteria to approve the. Staff also incorporates the applicant’s findings on pages 15-16 of the
applicant’s resubmittal.

18
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PC-1 AFFIDAVIT AND NOTICE PACKET
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AFFIDAVIT OF NOTICE

We, the undersigned do hereby certify that, in the interest of the party (parties) initiating a proposed land use, the
following took place on the dates indicated below:

GENERﬁLE 6) -
File No. - 8-0 ?)l UMJ gpph’cant's Name D/\/\ ! V\L‘ G L& 0‘ hoa
Development Name 4

Scheduled¥leetiny/ Deciston Date 3 -l -]

NOTICE: Notices were sent at least 20 days prior to the scheduled hearing, meeting, or decision date per Section
99.080 of the Community Development Code. (check below)

TYPEA -~

A. The applicant (date) 2 -/ 419 (signed)___ O w ﬂ)/ i

B. Affected property owners (date) ¢ ~/ /- 9 (signed) () \S///"n{ <LV

C. School Pistrict/ Board (date) R -/ '/"/ 9 (signed) O S hn 4]\}{ i

D. Other affected gov't. agencies (date) (signed)

E. Affected neighborhood assns. (date) R-19-19 [ /?’LL> (signed) S . wm AV
; . . ]

F. All parties to an appeal or review (date) (signed)

At least 10 days prior to the scheduled hearing or meeting, notice was published/ posted:

Tidings (published date) 2-2149 (signed)_ \5 - ry LV
City’s website (posted date) 2-/ 719 (signed)_ O Wd”'}l AN
SIGN

At least 10 days prior to the scheduled hearing, meeting or decision d te, a sign was posted on the property per
Section 99.080 of the Community Development Code, '
(date)_2/21 /19 (signed)M W

o
NOTICE: Notices were sent at least 14 days prior to the scheduled hearing, meeting, or decision date per Section
99.080 of the Community Development Code. (check below)

(signed)
owners (date) (signed)
School District/Board (da (signed)

Other affected gov't. agencies (date) (signed)
Affected neighborhood assns. (date) i

Notice was posted on the City’s website at least 10 days prior to the scheduled hearing 0
Date: (signed)

\
STAFF REPORT mailed to applicant, City Council/Planning Commission and any other applicable parties 10 days
prior to the scheduled hearing.

(date) (signed)

FINAL DECISION notice mailed to applicant, all other parties with standing, and, if zone change, the County
surveyor's office.

(date) (signed)

p:\devrvw\ forms\ affidvt of notice-land use (9/09)

3/6/19 PC Meeting
pg.20



CITY OF WEST LINN PLANNING COMMISSION

PUBLIC HEARING NOTICE
FILE NO. DR-18-03/VAR-18-01

The West Linn Planning Commission will hold a public hearing, on Wednesday, March 6, 2019,
starting at 6:30 p.m. in the Council Chambers of City Hall, 22500 Salamo Road, West Linn, to
consider a request for a Class Il Design Review to construct 5-residential units in two buildings
and Class | Variance to lot dimensions at 0 Noble Lane (Vacant property at the corner of Noble Ln
and Hoodview Ave).

Criteria applicable to the requested Class Il Design Review, and Class | Variance (variance to lot
dimensions) are in Chapters 15, 55, 75, and 99 of the Community Development Code (CDC).
The decision by the Planning Commission to approve or deny this request will be based upon
the applicable criteria. At the hearing, it is important that comments relate specifically to the
applicable criteria.

You have been notified of this proposal because County records indicate that you own property
within 500 feet of the subject property (Clackamas County Assessor’s Map 2S-1E-26D, tax lot
00402), or as otherwise required by Chapter 99 of the CDC.

The complete application in the above noted file is available for inspection at no cost at City
Hall or via the web site at https://westlinnoregon.gov/planning/0-noble-lane-class-ii-design-
review-class-i-variance-five-attached-multi-family-homes or copies can be obtained for a
minimal charge per page. At least ten days prior to the hearing, a copy of the staff report will
be available for inspection. For further information, please contact Associate Planner Jennifer
Arnold at jarnold@westlinnoregon.gov or 503-742-6057. Alternately, visit City Hall, 22500
Salamo Road, West Linn, OR 97068.

The hearing will be conducted in accordance with the rules of Section 99.170 of the CDC.
Anyone wishing to present written testimony on this proposed action may do so in writing prior
to, or at the public hearing. Oral testimony may be presented at the public hearing. At the
public hearing, the Planning Commission will receive a staff presentation, and invite both oral
and written testimony. The Planning Commission may continue the public hearing to another
meeting to obtain additional information, leave the record open for additional evidence,
arguments, or testimony, or close the public hearing and take action on the application as
provided by state law. In the event that the Planning Commission decision is appealed, City
Council review of the appeal will be de novo. Failure to raise an issue in person or by letter at
some point prior to the close of the hearing, or failure to provide sufficient specificity to afford
the decision maker an opportunity to respond to the issue, precludes an appeal to the Land Use
Board of Appeals (LUBA) based on that issue.

Publish: West Linn Tidings: February 21, 2019
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Q'{f City OF

tWest Linn

CITY OF WEST LINN
NOTICE OF UPCOMING
PLANNING COMMISSION HEARING

PROJECT # DR-18-03/VAR-18-01
MAIL: 2/14/19 TIDINGS: 2/21/19

CITIZEN CONTACT INFORMATION

To lessen the bulk of agenda packets, land use
application notice, and to address the worries of some
City residents about testimony contact information and
online application packets containing their names and
addresses as a reflection of the mailing notice area, this
sheet substitutes for the photocopy of the testimony
forms and/or mailing labels. A copy is available upon

request.

Citizen Contact Information Agenda Packets and Project Files
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PC-2 COMPLETENESS LETTER
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West Linn

December 5, 2018

Ali & Nina Ladha
9334 SE Hunters Bluff Ave.
Happy Valley, OR. 97086

SUBJECT: DR-18-03 application for design review at 0 Noble Lane (Corner of Noble Lane and Hoodview
Ave.)

Dear Ali & Ladha:

You submitted this application on July 31, 2018. The Planning and Engineering Departments found
that this application was incomplete on August 27, 2018. All required information was
subsequently provided on November 14, 2018 and the application has now been deemed
complete. The city has 120 days to exhaust all local review; that period ends April 4, 2019.

Please be aware that a determination of a complete application does not guarantee a
recommendation of approval from staff for your proposal as submitted — it signals that staff
believes you have provided the necessary information for the Planning Commission to render a
decision on your proposal.

A 20-day public notice will be prepared and mailed. This notice will identify the earliest
potential hearing date by the Planning Commission.

Please contact me at 503-742-6057, or by email at jarnold @westlinnoregon.gov if you have any
questions or comments.

Sincerely,

Jennifer Arnold

Associate Planner

Page 1of 1
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PC-3 APPLICANT’S SUBMITTAL
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Planning & Development = 22500 Salamo Rd #1000 = West Linn, Oregon 97068
Telephone 503.656.4211 = Fax 503.656.4106 = westlinnoregon.gov

DEVELOPMENT REVIEW APPLICATION

For Office Use Qnly

ProsECT NoO(s). \DY_ s ,(é,.@ \/H/?-v/qfO\
s B B 25

| NON-R’EFUNDASB}E FEE(s)

%00 ; RS
Type of Review (Please check all that apply):
] Annexation (ANX) [ Historic Review [ ] subdivision (SUB)
] Appeal and Review {AP) * [] Legislative Plan or Change O Temporary Uses *

[ conditional Use (CUP) ["] Lot Line Adjustment (LLA) */**

Design Review (DR} (AA% ||
] Easement Vacation

[ extraterritorial Ext. of Utilities
D Final Plat or Plan {FP)

] Flood Management Area

[ Planned Unit Development (PUD)
[] pre-Application Conference (PA) */**
D Street Vacation

[_] Minor Partition (MIP) (Preliminary Plat or Plan
[_] Non-Conforming Lots, Uses & Structures

|| Time Extension *
) X

Variance (VAR) CLASS i
D Water Resource Area Protection/Single Lot (WAP)
[ water Resource Area Protection/Wetland (WAP)
[ ] Willamette & Tualatin River Greenway (WRG)
["] zone Change

D Hillside Protection & Erosion Control
Home Occupation, Pre-Application, Sidewalk Use, Sign Review Permit, and Temporary Sign Permit applications require
different or additional application forms, available on the City website or at City Hall.

Assessor's Map No.: TS R1E, ‘%{};Z{;D

Site Location/Address: . o
Q&FI\%LF LANB, gﬂE 15 \MDD%JJQD 6"5(‘!3\3% [T 1S Tax Lot(s): 04()2,
v ifif\,rf\

Total Land Area: 1? 51F
Brief Description of Proposal: '

DEVELOPASNT OF FIVE (5) RECIENTAL DTS () TWO () BUILOWGS N VACAIT STIB.

Applicant Name: [IL{ & NINA LACHA, PWEITED RBALY Groop Phore: 53 — 370 - (02
Ad(dress: ﬂ’ji%— %6 H‘O;‘@?&% ﬁ){i}f%- A}}Eﬁ r Email: / % }
City State Zip: Héﬁ'\f \fﬁuﬁy} OR, Y10dL

C{\g?gt;?gme {required): ﬂu ¢ N%?‘\% LW}. JM\}%’F}O *%ACTY (‘;‘F;{’)P Phone: 6(’}*? . “7(?0/ ()(D-Zd

Address: C}‘)%% S‘@ }Tﬁﬁvi S %L\fﬁ“— A\ﬁ;’, i F Email: {

City State Zip: H}!\F’W VAL{)&"}‘) R ﬂ‘i}g)g%
Consultant Name: Ro¥ErT PRIIS

Address: 3(335 NE ‘3(’2)@- Avt.

City tate Zip: PORTLAND. OR. 93243

1. All application fees are non-refundable {excluding deposit). Any overruns to deposit will result in additional billing.
2.The owner/applicant or their representative should be present at all public hearings.
3.A denial or approval may be reversed on appeal. No permit will be in effect until the appeal period has expired.
4.Three {3) complete hard-copy sets {single sided) of application materials must be submitted with this application.
One (1} complete set of digital application materials must also be submitted on CD in PDF format.
If large sets of plans are required in application please submit only two sets.

Phone: {795,_ %{f? - 40?)(?
Eati rynceliqs@ ;}mﬁ, Lom,

* No CD required / ** Only one hard-copy set needed

The undersigned property owner(s) hereby authorizes the filing of this application, and authorizes on site review by authorized staff. | hereby agree to
comply with all code requirements applicable to my application. Acceptance of this application does not infer a complete submittal. All amendments
to the Community Development Code and to other regulations adopted after the application is approved shall be enforced where applicable.
Approved applications and subsequent development is not vested under the provisions in place at the time of the initial application.

3

el Lo Al /303 Gt fpomtia /305

Applicant’s signature Date Owner’s signature (required) Date

Development, Review Application Rev. 2011.07
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I. Introduction

Ali and Nina Ladha, doing business as Investco Realty Group, submit the
accompanying application for a Class Il Design Review for development
of a 5-unit attached multi-family housing project located at 0 Noble Lane,
adjacent to 20322 Noble Lane, and at the intersection of Noble Lane,
Hoodview Avenue, and Salamo Road. Also, the applicants are applying
for a Class | Variance because the subject site will be less than 15,000
net square feet after dedications, and such Variance is required to
develop five (5) units on a site of less than 15,000 square feet. The legal
description of the site is T2S, R1E, Section 26D, Tax Lot 0402. The site
is 17,517 square feet in total area, and is in the Parker Crest
Neighborhood. Zoning is R-3 (Single Family and Multiple Family
Residential/3,000 square foot minimum lot size). Preliminarily, the project
carries the name “Hoodview Summit”, but that could change by the time
of final platting.

The site is currently vacant and appears never to have been developed
for any purpose. Existing vegetation is comprised of grasses, with no
trees or shrubs on the site. The site is basically flat and almost level, with
some minor slope to the north and east. Gross size of the subject site is
17,517 square feet. After required dedications for additional right-of-way
on both Noble Lane and Hoodview Avenue, the net site size will be
14,628 square feet. There will be no dedication on Salamo Road, as the
finished street is in place, including sidewalks, and no widening of the
right-of-way will be required.

The applicants propose to develop five (5) units in two structures on the
site. One structure will contain three (3) units, while the second structure
will contain two (2) units. All five units will be approximately the same
size (approximately 2,000 square feet) and configuration, with each unit
having three (3) bedrooms. Each unit will provide three (3) onsite parking
spaces, two in the drive-in garage and one on the driveway. There will be
no common parking area, or any area where visitors might park other
than curbside parking on local streets.

The local vicinity surrounding the site is almost completely developed with
similar attached housing along Hoodview Avenue and Noble Lane.
According to the Parker Crest Neighborhood Association, homes in the
Parker Crest neighborhood are 53% owner occupied. The applicants
propose that all five units will be rental units. They will be managed by
the applicants, who have their own property management organization,
managing several properties in West Linn and in other urban locations.

A Pre-Application Conference Meeting was held on April 6, 2017, and the
Summary Notes of that meeting are included in the application package.
Based on those Summary Notes, the following sections of the West Linn
Community Development Code are applicable to these two applications:
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Chapter 15: R-3

Chapter 55: Design Review, Class Il

Chapter 75: Variances and Special Waivers — Class | Variance
Chapter 99.060(B)

As required by the Code, a neighborhood meeting was held on June 6,
2018 at the West Linn Adult Community Center. Approximately 10
persons attended that neighborhood meeting. A complete mailing list is
included with this application package, plus a sign in sheet for the
meeting, written meeting notes taken by the applicants, and a recording
of the meeting.

A traffic study has been completed by Lancaster Engineering, the results
of which are included in their report that is included with this application
package. In addition, the project engineer, Bill Kehrli, P.E. of CWK2
Consultants, has prepared a complete set of preliminary engineering
drawings and calculations which are also part of the application package.

A public hearing is required for these applications before the West Linn
Planning Commission. The decision of the Planning Commission is final,
unless an appeal of the decision is filed in a timely manner. Any appeal
goes to the West Linn City Council.

The applicants request approval of these two applications from the City of
West Linn. Once approved, the applicants anticipate moving forward
promptly to begin site preparation and ultimate development.
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lI.  West Linn Community Development Code

In accordance with the items listed in the Summary Notes taken at the
Pre-Application Conference Meeting held on April 6, 2017, several
chapters of the West Linn Community Development Code must be
addressed in the application narrative to demonstrate compliance with the
various requirements, criteria, standards, and guidelines set forth in the
Notes. The following is an addressing of those appropriate and
applicable chapters of the Code.

e Chapter 15 — Single-Family and Multiple-Family Residential, R-3
15.010 PURPOSE

Comment:  The intent of the R-3 zoning district is “to provide for a
choice in housing types and is intended to implement the policies and
locational criteria in the Comprehensive Plan for high density residential
housing.” The development of the subject site will complement the
housing that already exists in the immediate vicinity of the local
neighborhood. The subject site is one of the few sites of this character
that remains undeveloped in this area of the Parker Crest Neighborhood.
The development of five (5) units on the site fits the city’s purpose to see
higher density residential development in this area of the city.

15.030 PERMITTED USES

Comment: Listed among the “PERMITTED USES" is “4. Single family
attached residential units”. Because the applicants propose to develop
five (5) single-family attached units in two (2) structures on the subject
site, the proposed land use fits within the category to allow single-family
attached residential units on the subject site.

15.040 ACCESSORY USES
Comment: There will be no accessory uses built on the site. As such,
this standard does not apply.

15.050 USES AND DEVELOPMENT PERMITTED UNDER
PRESCRIBED CONDITIONS

Comment: The proposed use of the site is for five (5) single-family
attached residential units in two buildings. This use is not one of the uses
listed under this section. Therefore, this section does not apply to the
current application.

15.060 CONDITIONAL USES

Comment: The proposed use of the site is for five (5) single-family
attached residential units in two (2) buildings. This use is not one of the
uses listed under this section. Therefore, this section does not apply to
the current application.
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15.070 DIMENSIONAL REQUIREMENTS, USES PERMITTED
OUTRIGHT AND USES PERMITTED UNDER PRESCRIBED
CONDITIONS

Comment:  The subject site, at 17,517 square feet in gross area, and

14,628 square feet in net area, after deductions.

In accordance with A.2, this gross lot size meets the standard for
minimum lot size of 3,000 square feet for each single-family unit.

The minimum front lot line or the minimum lot width at the front lot line
shall be 35 feet, and the subject site will exceed this stated minimum
{B).

D.1. requires the front yard be 15 feet, or 20 feet for a garage. Lot
depths for this project will be in excess of 30 feet for all units.

D.2 requires interior side yards to be five (5) feet, and the site plan
illustrates that the minimum side yard setback will be 5 feet at the
southerly property line. The side yard area between the two buildings
will be 10 feet, and the side yard at the northerly property line,
adjacent to Hoodview Avenue, will be about 15 feet to the property
line and approximately 25 feet to the curbface of Hoodview Avenue. If
this is considered a side yard abutting a street (because Hoodview
Avenue bounds the site on the north side), required setback is 15 feet
according to D.3.

In accordance with D.4, rear yards must be 15 feet. As shown on the
site plan, all rear yards will be at least 20 feet, with the rear yard for
Unit #1 being the least at about 20 feet.

In E., maximum building height is to be 35 feet for attached single
family units. With each unit being three stories (including the lower
garage/recreation room, maximum height will be less than 35 feet.

F. requires that maximum lot coverage be 50 percent. With a net lot
size of 14,628 square feet, allowable coverage would be 7,300+ feet.
Based on the site plan, lot coverage is approximately 5,000 square
feet, or 2,300 square feet less than the allowable limit.

G. requires a floor area ration of not more than 0.45, nor less than
0.30. The site is not either Type | or Type |l lands. The floor area
ratio (FAR) for this site is between the minimum of 0.30 and the
maximum of 0.45.

H. requires that side walls of the structures comply with the side walk
requirements set forth in this description. The basic design prepared
by Mascord portrays side walls that are not exempt from this Chapter
(43.040.C) because all side walls are less than 20 feet from the side
lot line, the site is not steeply sloped, the basic lot (site) is more than
50 feet in width, structures are not contiguous to open space,
unbuildable area, or non-residentially zoned lands. As such, the
design is required to meet either A or B of 43.040. A. requires that the
side elevation must be divided into “distinct planes of 700 square feet
or less”, while B. requires that the sidewall shall be no higher than 22
feet measured from grade. While Mascord has designed the
structures with sidewalls higher than 22 feet, meaning that B. will not
apply, the sidewall can be separated into areas of 700 square feet or
less through the placement of windows in the sidewalls. By doing

3/6/19 PC Meeting
pg.31



this, the design allows for separation into smaller spaces of less than
700 square feet.

15.080 DIMENSIONAL REQUIREMENTS, CONDITIONAL USES
Comment: Because the proposed development of five (5) attached
single family dwellings in two buildings on the subject site is not a
conditional use, this standard does not apply to this project.

15.090 OTHER APPLICABLE DEVELOPMENT STANDARDS
Comment:  After review of the 11 standards listed under this particular
standard, the applicant finds that the basic design either meets each of
the individual sections of the appropriate and applicable Chapters set
forth in 15.090.A., as addressed later in this narrative.

In 15.090.B., the requirement is that Chapter 55, Design Review, applies
“fo all uses except detached single-family dwellings, residential homes
and residential facilities.” Because this project involves five (5) single-
family attached dwellings, Chapter 55, Design Review, is applicable. The
requirements, standards, and criteria of Chapter 55, Design Review, is
addressed later in this application narrative under 55.100.

e Chapter 55 — Design Review, Class li

Comment: Based on the Summary Notes from the Pre-Application
Conference Meeting held on April 6, 2017, one of the requirements for
this application is a Class Il Design Review. Design Review is
encompassed in Chapter 55 of the West Linn Community Development
Code (CDC), and the appropriate and applicable portions of that Chapter
are addressed as follows:

e 55.010 Purpose and Intent — General

Comment: As stated in the opening paragraph of this section, the
purpose of Design Review is “to conserve and enhance the appearance
of the City and to promote functional, safe, and innovative site
development.” Design Review seeks to ensure compatibility between
adjoining uses, the vehicular access and circulation are safe, and areas
of the City are safe, attractive and welcoming. The Design Review
process also seeks to reduce reliance on autos by encouraging other
modes of transportation.

The proposed five (5) unit development on the subject site seeks to
achieve all of the goals and objectives of Design Review and to make the
development a good addition to the City’s residential framework. By
blending in with the other already developed areas of the City, and
especially of the Parker Crest Neighborhood, this project will achieve the
purposes of the Design Review process.

e 55.020 Classes of Design Review

Comment: As noted in the Summary Notes, this project will be subject
to the Class Il process of Design Review. This class is set forth in
55.020.B. Because the project is a “major” multi-family construction
project, the Class Il Design Review process will apply.
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e 55.025 Exemptions

Comment: Exemptions to the Design Review process are listed under
A. through D. of this section. This proposed project does not fit any of the
exemptions listed and, therefore, is not exempt from the Design Review
process.

e 55030 Administration and Approval Process

Comment: Under the provisions of 55.030.A., a pre-application
conference is required for a project as is proposed. A Pre-Application
Conference Meeting was held on April 6, 2017. The Summary Notes for
PA-17-13 are included in this application package, thus fulfilling 55.030.A.
55.030.B. requires that the record owner(s) of the property or the
authorized agent. Ali and Nina Ladha (Investco Realty Group) are the
record owners of the site and have signed the required application.
Robert Price, Consultant, is the planning and development consultant for
the property owners, and is authorized to sign for the owners, and to
represent the project on behalf of the owners.

e 55.060 Staged or Phased Development
Comment:  This project is not planned to be developed in stages.

e 55.070 Submittal Requirements

Comment: As required under A., B., and C. the proper application
form, signed by the applicants is included, as are the Summary Notes
from the Pre-Application Conference Meeting held on April 6, 2017, and
documentation from the Parker Crest Neighborhood Association. In
accordance with 55.070.D.2, the application package includes a site
analysis, a site plan, a grading plan, architectural drawings of the
proposed two (2) structures that will contain the five (5) units, a utility
plan, and addressing of the tree issues in the Tree Technical Manual,
where necessary. Certainly, all of the items set forth in the section are
included, except any tree issues because there are no trees on the site at
the present time. In addition, samples of all exterior building materials
and colors are also included.

e 55100 Approval Standards — Class Il Design Review
Comment; As required for this section in 55.100.A., various other
Chapters of the CDC must be addressed.

1. Chapter 34 — Accessory Structures, Dwelling Units, and Uses
Comment: There are no accessory structures, units, or uses planned
for this site and the five (5) attached single family residential dwellings.

2. Chapter 38 — Additional Yard Area Required, etc.

Comment: There is no structure on the site at the present time,
resulting in 38.020, No Yard Required not being applicable to this site.
Also, 38.030, Setback from Street Centerline Required is not applicable to
this site because the three streets that bound the site (i.e., Salamo Road,
Hoodview Avenue, and Noble Lane) are finished streets and do not
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required widening. The fourth side of the site (south) is adjacent to
established dwellings.

Section 38.040, Exceptions to Yard Requirements, does not apply
because the two (2) structures that will contain five (5) dwelling units are
designed specifically for the subject site and in compliance with all
development standards. As a result, no Exceptions are necessary.

There will be no storage in the front yard of any of the five (5) units, in
accordance with 38.050, Storage in Front Yard.

As designed by Mascord, any projections into any required yards are
within the limits of allowable projections. There will be no easements to
allow projections into any yards.

3. Chapter 40, Building Height Limitations
Comment: This section does not apply because it has been repealed
by Ordinance 1604.

4. Chapter 42, Clear Vision Areas

Comment: Clear vision areas are required at all corners of the
property that is adjacent to an intersection. As illustrated by the Site Plan,
the location and placement of the buildings on the site will allow for any
needed and required clear vision areas at the intersection of Hoodview
Avenue and Noble Lane, or the intersection of Hoodview Avenue and
Salamo Road. This site is not within the Willamette area of the City, and,
as such, any allowance for exceptions does not apply.

5. Chapter 44, Fences

Comment: The applicants do not plan for any fences along extended
building lines between units, or around the perimeter of the site.
However, any fences constructed during or after site development will
meet the requirements of this section, particularly 44.030 and 44.050.

6. Chapter 46, Off-Street Parking, Loading and Reservoir Areas.
Comment: The Site Plan illustrates that there is no “parking area”
within the subject site. Instead, all parking will be on the site for all
residents of the five (5) units. Each unit will have two (2) off-street
parking spaces, two in the garage that is within the building, and a third
space on the driveway. Because each driveway is approximately 35 feet
in length (garage door to street), up to two vehicles could be parked on
the driveway, making for a total of four (4) vehicles parked at each unit.
However, the applicants are only planning for three vehicles for each unit.
There will be no loading area(s) for dwellings on this site, there are no
“reservoir’ area(s) on the subject site, and there are no other uses on the
site other than single family attached residential.

T Chapter 48, Access, Egress, and Circulation

Comment: The site is bounded by three (3) public streets, Salamo
Road to the west, Hoodview Avenue to the north, and Noble Lane to the
east. Access will be taken only from Noble Lane. Each of the five (5)
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attached dwelling units will have its own access point (driveway) with
Noble Lane. This will result in Option 3 being the only access option
available to the site (48.025.B.3.c). Each driveway will be separate, and
there will be no shared driveways. The site has no potential access
points on either Salamo Road or Hoodview Avenue. Noble Lane is the
only public street that will serve as access to the subject site.

8. Chapter 52, Signs

Comment: There will be no signs on the subject site, except for
address signs. Depending on the requirements of the U.S. Postal
Service, a gang mailbox may be placed on Noble Lane for use by all five
units.

9. Chapter 54, Landscaping

Comment: At the present time, there is no landscaping on the subject
site. There are no trees on the site, and the only vegetation is grasses
that grow naturally. There is a line of arborvitae along the southerly
property line, but those appear to be located on the adjacent property.
This line of arborvitae may be useful in screening view between Unit #5
and the existing dwellings to the south.

Each unit will be landscaped by the applicants, and some individual
landscaping may be done by residents of individual units after they move
in. Street trees already exist along Noble Lane. With little area on the
site for extended landscaping, the applicants do not believe that a
landscape plan will illustrate anything more than the final construction
plans for the two structures. Any nuisance plants will be removed, and no
new nuisance plants will be planted on the site. The site will be planted in
grass for the yard areas. There are no parking areas as part of this
project that require landscaping. Overall, approximately 25% of the site
(3,657 sf of the net site area of 14,628 sf) will be landscaped in that they
will have grassy lawns, gardens, and some perimeter landscaping.

e 55.100.B Relationship to the natural and physical environment
Comment: Section 55.100.B. requires that a relationship be created
between the proposed structures and dwelling units and the natural and
physical environment. Because the site has no trees on it at the present
time, there are no heritage trees that exist. There are no tree clusters or
groves. As such, items B.1. and 2.(a and b) do not apply to the site.
Again, because there are no trees on the site, there is no need for
determination of driplines.

As stated previously, “The site is basically flat and almost level, with some
minor slope to the north and east.” Site grading will do little to change
that topographic character. Onsite drainage, and all site-based
stormwater management, has been engineered by the project engineer to
reflect that site and preserve the basic character (55.100.B.3)

The subject site is not one that is subject to slumping, sliding, and
hazardous movement (55.100.B.4). Therefore, no specific mitigation
measures need to be taken to protect the proposed development.
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Because the site is vacant, separation between buildings is not an issue.
When the site is developed with two (2) structures containing a total of
five (5) dwelling units, separation of buildings, both on-site and off-site,
has been taken into account. There will be five (5) feet between the
southerly property line and the southerly property line of the site.
Combined with the setback for the existing dwelling structure to the south,
there will be adequate separation between buildings. Similarly, the two
(2) structures to be built on the site will have 10 feet of separation
between them. With the setback of over 15 feet between the second
structure (containing 2 dwelling units) and the right-of-way of Hoodview
Avenue, there is no issue of separation in this instance. These planned
separations will serve to provide for light, air circulation, and fire
protection (55.100.B.5).

Based on the preliminary design prepared by Mascord, the two siructures
will complement the architectural style of the existing residential
structures on adjacent properties to the north, south and east. To the
north is Salamo Road, and Rosemont Middle School across Salamo
Road. While the design of the two structures reflects today’s styles and
trends, it will be both complementary and compatible with the styles that
have already been established in the Parker Crest Neighborhood. The
two structures reflect the “step down” transition from development around
it by going from larger structures to smaller ones, and finally to the
Hoodview Avenue right-of-way. The extended setback on the north side
of the site promotes the transition to a more open setting. Thus, the
transition between structures along Noble Lane and across Hoodview
Avenue is promoted by the design of the structures.

The design of the structures is not a contrasting style of architecture, but
one that is contemporary and complementary through distance between
structures, screening (on the south side along the property line), and
some minor grade variation. The size of these structures creates a scale
in relationship between the environment and the humans who will occupy
the site. The windows and the main entries reflect this scale and the
attempt to make the structures more warm and welcoming. The east
facing orientation of the structures will aid in capturing solar energy to aid
in heating of the units earlier in the day, and to promote use of shade later
in the day. Building orientation will protect from the prevalent wind
direction (from the northwest in summer and from the southwest in
winter), making the development sensitive to the local climatic conditions
(55.100.B.6).

While this project is a single family attached residential housing
development, there are no parking lots, or auxiliary parking areas. The
front fagade exhibits breaks in the building line by the recessed main
entries and porch roofs, the second floor projections, and the
minimization of the garage entry through use of a single garage door for
the two indoor parking spots, lending credence to the residential nature of
the front of the buildings.
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The size of this project, five (5) units contained in two (2) separate
buildings, is not so large that there are, or need to be accessways,
courtyard type parking areas, or internal driveway and pedestrian
circulation. On a site this size, these features may not even be possible.
Because the site is only 14,628 square feet, or 0.34 acre, and the density
is five (5) units, this is a small project that may be considered an infill
project on a site that is basically surrounded by residential development.
This is a site where some neighbors questioned when or if this site would
be developed.

With the site being bounded on three sides by public rights-of-way,
building orientation is problematic. No vehicle access is proposed on
Salamo Road, for obvious reasons, meaning that access must be on
either Hoodview Avenue or Noble Lane. Because the length of frontage
on Hoodview Avenue is much less than the frontage on Noble Lane,
trying to front on and have access to Hoodview Avenue does not make
sense and would be difficult to accomplish. As such, the primary street
for this development is Noble Lane. Orienting the development inward to
Noble Lane, and being consistent with the existing development, is really
the only practical and suitable option. The location of the project site is
not conducive to public transit. Routes 35 and 154 serve the West Linn
area, but neither route is close enough to the site to make transit use a
practical consideration. Therefore, the project will be primarily auto
oriented, as is most of the residential development in the Parker Crest
Neighborhood.

The structures will be three stories in height, including the
garage/recreation area on the ground level, or less than 35 feet. With
front setback of about 35 feet, the height-to-width ratio is about 1:1. The
ratio of the existing residential structures appears to be greater than 1:1,
with two story structures and front setbacks of less than 30 feet.
However, the difference between the ratio of the existing structures and
that for the proposed structures is not significant and will not appear to be
inappropriate or out of place (55.100.B.7).

e 55100.C Compatibility between adjoining uses, buffering, and
screening
Comment:  According to 55.100.C.1, “no buffering is required between
single family homes and duplexes or single-family attached units.”
Although no buffer is required, an existing line of arborvitae along the
southerly property line will serve to buffer and screen the proposed
development from that existing residential development across the
southerly property line. This stand of vegetation will provide some visual
and noise protection between similar uses, even with a 5-foot setback.
Characteristically, residential uses are not large noise generators, so this
stand of vegetation combined with appropriate setbacks, should provide
some degree of separation and protection for the two residential uses on
different but adjoining properties in terms of visual barriers and absorption
of air pollution and dust. This row of vegetation will be a good “built-in”
barrier or separator.
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e 55.100.D Privacy and Noise

Comment:  Each of the five units will have a patio and rear yard area
for outdoor recreation (both passive and active), and internal fences to
separate the individual “rear yards” may be a possibility. This project
area will be separated from existing development to the south by a line of
vegetation that will add to the privacy of residents on both sides of the
property line. Since residential uses tend to be fairly passive in terms of
noise, there should be little to no conflict between the various units of this
project, and between other development areas to the north, east and
south. Lighting, both indoor and outdoor, for each unit will be minimized
to the greatest extent possible in order to provide privacy and protection
from direct lighting and glare.

e 55.100.E Private outdoor space

Comment: Each of the five units will have their own outdoor area.
These are generally considered to be “back yards” that will face Salamo
Road. These will not be shared outdoor recreation areas, nor will any
part be indoors. These outdoor areas will be spacious and will be in
areas that are fully usable in one way or another for the resident’s
enjoyment.

e 55.100.G Demarcation of public, semi-public and privates spaces
Comment:  The overall plan for the subject site will result in a very
clear demarcation between public and private spaces. Being bounded by
three public streets, it is in the best interests of the applicant, and the
future residents, to keep a distinct separation between public areas on
those three sides and the private nature of single family dwellings. Some
interior fences may be constructed to separate “back yard areas’, to
provide an even greater demarcation between private spaces.

e 55.100.H Public transit

Comment: The subject site is not served directly by public transit.
Unfortunately, the site is not that close to public transit. Lines 35 and 154
serve the West Linn area, and neither route serves this area of West Linn.
As such, pubilic transit should not be an issue for this application.

e 55.100.1 Public facilities

Comment: This area of the City, and the Parker Crest Neighborhood,
is mostly built out. As a result, public facilities such as streets, water, and
sanitary sewer are already in place to serve the proposed development.
Some dedication for additional right-of-way along Hoodview Avenue and
Noble Lane may be necessary, but only for sidewalk and planter strip
purposes. The streets are already in place and are constructed curb-to-
curb Water and sanitary sewer lines are in place and are of sufficient
capacity to serve the project. Connections will be made on the Noble
Lane side of the site. There will be no rebuild or realignment of the local
streets, based on the nature of the proposed development. Storm
detention and treatment has been designed by the project engineer to
current City standards in order to provide for the needs of the site based
on the type of development proposed. This design will not create any
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~ adverse off-site impacts. Solid waste and recycling will be stored in the
individual garages, and there will be no “common” storage areas for solid
waste and recycling.

e 55.100.J Crime prevention and safety/defensible space

Comment: Windows on all exterior sides of the structures will provide
good visibility in all appropriate directions. Laundry and service areas for
each unit will be interior to each unit, and there will not be common areas
that could require protection for crime prevention. Depending on the
wishes of the U.S. Postal Service, there may be either individual mail
delivery to each unit, or a “gang” mailbox structure somewhere along the
frontage of the site on Noble Lane. If there is a gang mailbox situation, it
will be located so as to be in an open area that is visible from all units,
and from existing units across Noble Lane. Exterior lighting will be
provided for and on each unit, but lighting levels, directions, and shielding
will all be taken into account when considering the location of individual
exterior lighting fixtures. It is not anticipated that there will be the need for
security fencing for utilities because there likely will not be any “bulk”
utility facilities that would be large enough for security fencing. There will
be street lighting on the streets that bound the site, to provide better
safety and crime prevention. The location of the street lights are-
illustrated on the engineer’s technical plans.

e 55.100.K Provisions for persons with disabilities

Comment: The route between the main entry and the street will be
provided to make access by persons with disabilities a bit easier and
more convenient. This route to each unit will likely be up the driveway
from the street to the front entry stairs. This hard surfaced route will
make it somewhat easier for those with disabilities to access the units.

e 55.100.L Signs

Comment: There will be no signs on the site, other than address
signs. No commercial activities will take place within this project site. At
most, a resident might operate a home-based business, or home
occupation, but no signs will be allowed to “advertise” or “identify” the
home-based business. There will be no “monument” sign to announce
this project, located anywhere on the site. Because the site is small, the
development will largely identify itself by virtue of its unique location on
three public streets.

e 55.100.M Utilities

Comment: Existing utilities in the local neighborhood are already
located and sized to serve the proposed development of five (5)
residential units. All utilities, whether public or private, will be buried
underground.

e 55.100.N Wireless communication facilities (WCF)

Comment: There are no existing wireless communication facilities on
the subject site, and it appears unlikely that there will ever be wireless
communication facilities located anywhere on the subject site.
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o 55.100.0 Refuse and recycling standards

Comment: Because solid waste and recycling will be managed by
collection from each individual unit, receptacles will be kept in or near
each garage for ease of access. The solid waste/recycling hauler for the
local area will provide garbage and recycling bins or receptacles for use
by the individual resident, and it will be incumbent on the residents to
work within the hauler’s schedule for service to provide the receptacles
for collection or emptying. Keeping the receptacles “out in the open” on
the driveway or in a side yard, will be prohibited by the applicant.

e 55110  Site Analysis

Comment: A Site Analysis map is required for each project such as
this one. A Site Analysis has been prepared by the project engineer, and
has all of the required elements listed in A. and B.1 through 10 included in
the mapping.

e 55120 Site Plan

Comment: A Site Plan map is required for this project. The Site Plan
map has been prepared by the project engineer and contains all of the
elements listed under this subsection, from 55.120.A through H.

e 55125 Transportation Analysis

Comment: Referring to 48.025 of the CDC, it appears that this project
may not require a formal traffic impact study. As noted previously, this
project will have only one option for access control, specifically,
48.025.B.3.c. However, a Technical Memorandum, dated December 22,
2017, prepared by Lancaster Engineering has been completed for this
proejct. Because this is a small project, only 5 units, site generated traffic
should not exceed about 5+ vehicle trips per day, based on the latest
edition of the ITE Manual. This will result in about 28 total daily trips. All
five units will access Noble Lane via separate driveways, and no shared
driveways will exist. With the exception of the occasional delivery van or
truck, all vehicles associated with the proposed development will be
personal vehicles. The anticipated site generated traffic volume of about
28 vehicles per day will be far beneath the threshold of 250 trips set forth
in 85.170.B.2.c.1.C.1.

e 55130 Grading and Drainage Plans

Comment:  The project engineer has prepared grading and drainage
plans as part of the technical plan set for this project. These plans meet
the requirements of the City of West Linn, including a sufficient scale,
location and extent of grading, and the like as listed in 55.130.A. through
E

e 55140  Architectural Drawings

Comment: Architectural drawings for this project have been prepared
by Mascord, and are included with the application. These graphic
exhibits include, but may not be limited to, a Site Plan, building elevations
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and sections, and material and color boards. These architectural
drawings accurately illustrates what the project will look like.

e 55150 Landscape Plan

Comment: No site specific landscape plan has been prepared for this
application because the site is a basic development involving only five
units in two buildings.

e 55170 Exceptions to Underlying Zone, Yard, Parking, Sign
Provisions, and Landscaping Provisions
Comment: The only “exception” being requested is a Class | variance
to allow for five (5) units to be built on a size that is slightly less than
15,000 square feet (14,628 net square feet, after deductions). Otherwise,
no exceptions are proposed to any uses in the R-3 zone, yard
dimensions, signs, or landscaping provisions. While we doubt that any
exception will be identified for this project under this section, it is likely
that any exception will be less than 20% of any required setback, or 10%
of required parking.

o 55180 Maintenance

Comment: Because these will be rental units, the applicant will be
responsible for maintaining the site and any features, uses, etc. that are
associated with it. As the owner of other rental properties in West Linn
and other parts of the metro area, the applicant is fully aware of the need
for maintenance and the property owner’s obligation to keep up with
maintenance.

e Shared Open Space
Comment: There will be no shared open space within this project site.

e 55195 Annexation and Street Lights

Comment:  The subject site is already within the City of West Linn, so
no new annexation activities are required. Therefore, the applicant
(developer) is not required to pay expenses for street lighting energy and
maintenance. In fact, street lights already exist on Hoodview Avenue and
Noble Lane. Nothing more is required of the applicant as a result of this
section.

e Chapter 75, Variances and Special Waivers

Comment: At 3,000 square feet per unit in the R-3 zone, the overall
site with five (5) units should be 15,000 square feet. Although the site is
currently a gross size of 17,517, in excess of 15,000 square feet, some
deductions for right-of-way along Hoodview Avenue and Noble Lane will
result in a net site size of 14,628 square feet, or just less than 15,000
square feet needed to avoid a Variance. This difference is only 372
square feet, or less than 2.5% square footage of the total required. The
two alternatives are: 1.) reduce the number of units to 4; or, 2.) apply for a
Class | Variance. The applicant has chosen to apply for a Class |
Variance for the 372 square feet that is short of the required lot area of
15,000 square feet for five (5) units. Based on 75.020.A.1., the lot area
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can be modified by up to 5% if the application meets certain
requirements. These requirements are addressed below:

a. Provides for a more efficient use of the site;

Comment: The actual difference between 4 units on 14,628 square
feet and 5 units as proposed on the same lot area is one where the land
is better utilized, the use of public utilities and services is more efficient
and those facilities are already constructed and installed, and will not be
overburdened because of 1 additional unit (75.020.A.1.a). At 4 units on
this site, the density would be 3,658 square feet per unit. If five (5) units
are developed, the density will be 2,926 square feet per unit. It would
appear that six (6) units could be accommodated on this site, but density
is limited to five (5) units.

b. Preserves and incorporates natural features into the overall
design of the project;
Comment:  The site is a “left over” site that is relatively simple and
featureless. There are no trees on the site, no structures, and no
distinctive vegetation. Only grasses grow on the subject site at this time.
While the design reflects the relatively few attributes of the site, the lack
of natural features makes the site fairly bland and easy to work with
(75.020.A.1.b).

0 Does not adversely affect adjoining properties in terms of light, air
circulation, noise levels, privacy, and fire hazards;
Comment:  The site is separated from the other development areas of
the City and the Parker Crest Neighborhood, and needs to be made a
part of the local fabric. The addition of 5 units on the subject site will not
alter the lack of impacts created on adjoining properties in terms of light,
air, circulation, noise levels, privacy and fire hazards. All setbacks will be
satisfied, and the existence of a line of arborvitae along the southerly
property line will add greatly to the privacy of the nearest adjacent
dwelling, as well as air circulation, availability of light (both direct and
indirect), internal circulation, and fire hazards. As long as the plan
reflects the proper measures to insure fire protection, the site will be
better used for 5 units than 4 units (75.020.A.1.c).

d. Provides for safe vehicular and pedestrian access fo the site and
safe on-site vehicular and pedestrian circulation.
Comment: In terms of vehicular and pedestrian circulation both on-site

and off-site, there will be no difference in these access and circulation
issues for either 4 units or 5. Because there will be no difference

between any impacts for 4 units or 5 units, there is no reason under this
requirement that the Class | Variance cannot be acceptable and approved
(75.020.A.1.d). See Technical Memorandum prepared by Lancaster
Engineering.

With regard to off-street parking and number of spaces, the applicant is
proposing the full number of required spaces for 5 units, without adverse
impact to either the site or the surrounding neighborhood. All required
parking spaces will “fit" onto the subject site, resulting in no adverse
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impacts on parking for 5 units. No modification of up to 10% is being
requested, as allowed by this requirement (75.020.A.2).

No dimensional sign requirements are being varied or modified as a result
of fitting 5 units on the subject site, as opposed to 4 units, because there
will be no signs on the site other than address signage (75.020.A.3).

No landscaping plan has been prepared for the site as a whole. Rather,
landscaping will be provided for each individual unit. There is relatively
little space for larger scale landscaping. This “lot-by-lot” landscaping
approach will continue to be useful and efficient and will have no adverse
impact on adjoining property. And with regard to incorporating natural
features into the overall design of the site, there are no distinctive natural
features on the site that can be identified and incorporated into the site
plan (75.020.A.4).

e 75.020.B Class Il Variance Approval Criteria
Comment: None of this portion of the Chapter is applicable because
the Variance needed is a Class | Variance, not a Class |l Variance.

e 75.020.C Special Waivers
Comment: Because there are no “special waivers” required for this
application, this section of the Chapter does not apply.

e 75.050 Application

Comment: In accordance with the requirements of this section as
listed in A. through F., all needs have been satisfied. This variance
request is filed by the applicant who is also the property owner. It should
be noted that items B., D., and E. refer specifically to a Class Il variance.
Because this application is for a Class | Variance, these items do not
apply. As required by C., a completed application form, signed by the
applicant, has been prepared and includes a narrative addressing the
approval criteria set forth in 75.020. The required site plan is also part of
the application for the Class | Variance. This site plan is the same site
plan as prepared for the Design Review application. Finally, as required
by F., the applicant submits the required fee with this application.

e 75060  Site Plans and Map

Comment:  As required under this section, the site plan prepared for
this project is submitted with the application. This site plan contains the
information required by 75.060.B.1 and 2. 75.060.B.3 does not apply
because there is no request for a variance to building height provisions.

e Chapter 99 Procedures for Decision Making: Quasi
Judicial

Comment: Section 99.038, Neighborhood Contact Required for Some

Applications, sets forth the applications that require a neighborhood

contact. As noted in the Summary Notes of the April 6, 2017 Pre-

Application Conference Meeting, “The application requires a

neighborhood meeting per 99.038". A neighborhood meeting with the
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Parker Crest Neighborhood Association was held on June 6, 2018. All of
the requirements for this meeting (i.e., mailed notifications, sign-in sheet,
notes from that meeting, etc. are included with this application.

Within this Chapter, 99.060.B specifies that the Planning Commission
shall have authority “to approve, deny or approve with conditions” certain
types of applications, including Design Review, Class 1l (89.060.B.2.h).
The applicant is aware of this requirement, and agrees with the
determination that this application must be reviewed in an advertise,
noticed public hearing.

Section 99.070.A specifies that certain applications can be consolidated
for review by the Planning Commission. This means that the two
applications submitted by the applicant, Class Il Design Review and
Class | Variance, will be consolidated and heard jointly by the Planning
Commission. The applicant understands this requirement, and accepts
this process.

15
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City of West Linn
PRE-APPLICATION CONFERENCE MEETING

SUMMARY NOTES
April 6, 2017

SUBJECT: Application for a 5 unit attached multi-family housing development and Class |
variance for lot size at 0 Noble Lane {adjacent to 20322 Noble Lane).

FILE: PA-17-13

ATTENDEES: Applicants: Investco Realty Group: Ali & Nina Ladha
Staff: Jennifer Arnold (Planning), Amy Pepper (Engineering)

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.

SITE INFORMATION:

Site Address: 0 Noble Lane (adjacent to 20322 Noble Lane) (21E26D tax lot 0402)
Site Area: 17,517 square feet

Neighborhood: Parker Crest NA

Comp. Plan: High density residential

Zoning: R-3 (Single Family and Multiple-Family Residential / 3,000 square foot

minimum lot size)

Applicable code: ~ CDC Chapter 15: R-3
CDC Chapter 55: Design Review- Class Il
CDC Chapter 75: Variances and Special Waivers-Class | variance
CDC Chapter 99.060(B)

PROJECT DETAILS:

The proposal is to develop multi-family housing similar to the surrounding development of
Hoodview Estates. Development on this lot would require dedications along Hoodview Avenue
and Noble Lane. This dedication would adjusts the front and side property lines behind the
existing sidewalks. The applicant proposes two options for this development. Option 1: develop
one structure with 5 housing units on the one unit of land. This would require a Class | variance
to allow for 5 units on less than 15,000 sq. ft. of land. Option 2: would be to construct one
multi-family structure with 4 units to avoid the Class | variance because the site would be over
12,000 sq. ft. This development would require extension of the existing sewer line on Noble
Lane to the proposed site.

Engineering/TVFR Comments: Contact Amy Pepper at apepper@westlinnoregon.gov for
Engineering comments and Ty Darby at tdarby@tvfr.com for TVFR comments.

PROCESS:
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The application requires a neighborhood meeting per CDC 99.038. Please follow those
requirements very carefully. Contact the Parker Crest Neighborhood Association, at
ParkerCrestNA@westlinnoregon.gov

Land use applications include a Class Il Design Review (Chapter 55) and a Class | Variance
(Chapter 75). The CDC is online at http://westlinnoregon.gov/cdc.

A traffic study may be required. The applicant should verify CDC Chapter 48.025 for
requirements.

N/A is not an acceptable response to the approval criteria. The 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 Manager and must identify the specific grounds
for that waiver. The waiver may or may not be granted by the Planning Director. Waivers may
also be subsequently overruled by the decision making body.

Submit the application to the Planning Department with an application form signed by the
property owner. The Class Il Design Review permit application deposit/fee is as follows: Based
on construction value (CV), less than $100,000 of CV the deposit is 4% of CV (52,000 minimum
deposit); CV of $100,000<$500,000 the deposit is 4% of CV (58,000 Maximum deposit); CV of
$500,000+ the deposit is $4,000 plus 4% of CV (520,000 maximum deposit); an inspection fee is
assessed for all projects with a fee of $300. An application fee for the Class | variance is $825.

Once the application and deposit/fee are submitted, the City has 30 days to determine if the
application is complete or not. If the application is not complete, the applicant has 180 days to
make it complete or provide written notice to staff that no other information will be provided.
Once the submittal is deemed complete, staff will provide notice per CDC Chapter 99. For a
standard design review application, staff will schedule a public hearing with the Planning
Commission. Appeals of the Planning Commission’s decision on a standard subdivision
application are heard by City Council.

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 proof is
on the applicant to demonstrate that all approval criteria have been met. These notes do not constitute an endorsement of the proposed
application or provide any assurance of potential outcomes. Staff responses are based on limited material presented at this pre-application
meeting. New issues, requirements, etc. could emerge as the application is developed. A new pre-application conference would have to be
scheduled one that period lapses and these notes would no longer be volid. Any changes to the CDC standards may require a different
design or submittal.

(9]
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APPLICANT NOTE:
Upon completion, submit this form with your Current Planning development application

Attachment E
NEIGHBORHOOD MEETING
AFFIDAVIT OF MAILING

STATE OF OREGON ) )

Lounty ofF WA WM&% ) s
: - 5 N

CATY (% WETT UNK)
1 ~ o W .l_lb
L, QO&F&K‘ pﬂl ) , being duly sworn, depose and say that on the _”‘D__"_‘“_.
: o
day of W\’b‘\i , 20 l() I caused to have mailed to each of the persons on the
]

attached list a ngtice of a mﬁeting to discuss a proposed development at O ND@[.B [ N\]E
}iﬂﬁﬂm a copy of which notice so mailed is attached hereto and made a part
hereof,

| further state that said notices were enclosed in envelopes plainly addressed to said persons and

were deposited on the date indicated above in the United States Post Office with postage prepaid

thereon.
@fz/lf)%f\/@\ﬁ&/
Signatture / ' I

Subscribed and sworn to, or affirmed, before me this 5 m % day of qub¢
20 ' i . d}/
g by

OFFICIAL STAMP : ek ET
LOAN THUY NGUYEN Naotary Public for the St&;e of [ Ty

NOTARY PUBLIC - OREGON County of MULT I MAE

COMMISSION NO. 944360
My Commission expires: ) o‘i’y a&ﬂ"?

MY COMMISSION EXPIRES OCTOBER 28, 2019
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APPLICANT NOTE:
Upon completion, submit this form with your Current Planning development application

NEIGHBORHOOD MEETING AFFIDAVIT OF POSTING NOTICE

Name of Applicant A A\ N ' i) QEQW QDU
Subject Property: Tax Lot(s) 0402,- Tax Map(s) T?—% 21'5 S'FDF Iﬂ\) %D
Address or General Location: 0 NDBLB MM@

l, w do swear or affirm that | am (represent}-the party

initiating interest in a proposed H\)g (":ﬁ DH,IT Dg\lﬁLm'\mr
affecting the land located at D wa LATOI% )

and that pursuant to CQ(. 99,038 . did on the |3 day of ?M\/ , 20 |18
personally post the notice indicating that the site may be proposed for a U.RSS I D& '@0 REJ[E\M

w N\)w application.

The sign was posted at_(J\) WO SIIR HA iy " j -
D wmmﬁmoarﬁu 4 NOB(E lﬁl\}l%

—— Map attached showing approximate sign notice location. (check if attached)

This 70/1/ day of 30/%—} 20 /3
-t ;
Signature

%/‘f?’ i
Subscribed and sworn to, or affirmed, before me this Zﬁfday of [j /4/ /. // :\é/

L'% ’7 /M 7/%9:%//:%/

OFFICIAL STAMP No‘fary Public forthe State of
NANCY LEA GAYLORD
NOTARY PUBLIC - OREGON County of 7
COMMISSION NO. 958503 -
MYCOMMJSSION EXPIRES FEBRUARY 01, 2021 My Commission expires: J2. 2/, 2 Z/
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Public Notice

This site will be the subject of as development proposal
for a five unit attached housing project. Project sponsors
are Ali and Nina Ladha of Investco Realty Group.

An informational meeting will be held to review the site
plan and to discuss this project before an application is
submitted to the City of West Linn

Date:Wednesday, June 6, 2018 at 6:00 PM
Place: Waest Linn Adult Community Center
1180 Rosemont in West Linn

For additional information please call Ali Nadha at 503-
720-0021 or Robert Price at 503-807-4009
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Minutes of the Meeting - Parker Crest Neighborhood

June 6, 2018 at the West Linn Adult Community Center
1180 SW Rosemont Road, West Linn

Attendance: See attached “Sign Up Sheet” — 12 people including
Ali and Nina Ladha, and Robert Price, Consultant

The meeting started at 6:00 PM on Wednesday, June 6™ at the West Linn Adult
Community Center. A sign-up sheet was provided and attendees were asked to
sign in. The applicants, Ali and Nina Ladha, provided a 24” x 36 site plan, copies
of the site survey, and renderings of the proposed design of the new residential
units for review by all in attendance.

Ali Ladha explained the goal of the project, to provide 5 quality residential units
in 2 structures on the site. Each unit will be approximately 2,000 square feet in
floor area. Ali explained the layout of the units and the siting of the structures on
the 17,500 sf (approx.) site. He also explained some of the history of the site, in
which Ali and Nina are not the first to propose development of the site. For some
reasons, none of the previous development proposals moved forward.

Robert Price, Consultant to Ali and Nina Ladha, explained the process in the City
of West Linn for obtaining approval for the project. A public hearing will be held
before the West Linn Planning Commission on this application when it is
prepared, submitted, deemed complete and a hearing date is set by the city.

One of the first subjects to arise during the open discussion of the project was
whether the units would be owner occupied or renter occupied. Lynne Saphir
who, with her husband Bill, own and live in the property directly adjacent to the
east, was concerned about renters occupying the units because she felt that
renters might not be able to take care of the properties and may drive down home
values. A discussion ensued about owner-occupied versus renter-occupied units.
Ali pointed out that the goal is not to affect the existing community and they
always look for up and coming professionals families who are looking for safe
places with great schools to raise their families.

Lynne Saphir stated that she felt the site itself has not been “kept up” and she
wondered if this is indicative of how the developed site would be managed. Nina
Ladha provided a response, stating that they own several properties, not only in
West Linn but in other locations, and she personally makes sure those rental
properties are well maintained and occupied by qualified and responsible
tenants.

On street parking was also an issue. Folks in general are worried about how the
city dictates, manages and controls on street (curbside) parking. While the
Ladha’s are not able to control the on street parking, they recognize it as an issue
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in the neighborhood. The current plan is for two full sized garages for each unit,
plus a driveway of sufficient length to allow for parking of a third vehicle on the
premises, off the street. Lynne Saphir is also worried about short term parking
by contractors, workers, material suppliers, etc. and how parking would be
managed during the construction period.

Angela Sullivan expressed a concern that the design of the new units, while
current and contemporary in its design, may not fit with the rest of the
neighborhood design. Gregg Creighton, a local resident and an architect in his
own right, stated that the design reflected the current trends and styles.

Robert Price provided a brief discussion of public facilities and services to the
site, and that all existing facilities and services are of adequate size, capacity, and
general service levels to provide for the proposed 5 new residential units.

There were no other concerns for views expressed by others.

Nina Ladha wrapped up the meeting by stating that she would lead a short tour of
local properties they owned, in order to demonstrate that the Ladha’s are good,
conscientious property owners and landlords. Lynne and Bill Saphir agreed that
they would like to see Ali and Nina’s properties.

The meeting concluded at approximately 7:10 PM.
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Sign Up Sheet Investco Realty Group

Meeting with Parker Crest Neighborhood Association

Date: Wednesday, June 3, 2018, 6:00PM -7:00PM
Where: West Linn Adult Community Center

20307 A LA 1SS ¢ innmd se3 3Y7-o%t VMM&_@_&qu_Z@:L._
i : i SQ3-8E7 “R17Y| rite .Sequsa DcomeastHef-

. 2o413 3. \\'):i;v\d——d S03 635-0F7 ‘T"'ﬁﬂ\-é’.‘fﬂl_'\lu:!tﬁ-\.ed SRR ‘]‘w_'[—
* hune Sepnie | Re 23 L obeln wil (sea 4q-agdy™ Lo sqg\n W@ el
58;& SnpPiie —_— . T L ) __COF‘V}
/}W/&z SWTVAR 20212 toodview | Sv> 388182 Angel sullevan<td(@ppail.
B 030 Nl (in S03-390-140 ﬁa@(m,swmnwef wﬁvd’m&w@m
/a‘x%m /4%,%& o031 A};éé ln Dy-266 5172|567 Kown. Q_qm/ Conn
= ;g )ZMO 7-151-;&#16\ " ‘ " e €5
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ParkerCrestNA@westlinnoregon.gov

Chvuauil Move to inbiox More
to me
COMPOSE
Grestings,
It )

I'was at City Hall loday to speak with the planners about the parcel of land on Hoodview Ave, that we have been discussing.
Cdarriad

' Based on our previous phone call, it's my understanding that this is the same parcel of land that the Parker Crest NA discussed
T Bind different applicant. It is my understanding that if the application is substantially the same as the previous application and the 18

association meeting is sufficient and a new meeting is not needed.

Lot {4
o The planner that | spoke with is Peter Spir.
Busifside

Please let me know your thoughts on the matter.

Faglration

Best regards, Bill R.

Wit Davelopmeed

From: INVESTCO REALTY GROUP [mailta:investcorsaltvgroup@amail coni]
Sent: Tussday, Oclober 17, 2017 11:38 AM

Subject: Re: Parker Crest Neighborhood Association meeting

ALI LADHA <investcorealtygroup@gmail.coms
to William

Bill

Thanks for the info. | did confirm but they need documentation or written record of the previous meeting. Can you email me som

Thanks
Ali, Nina Ladha

LTS P = P e mmanbe e B
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City Of West Linn
22500 Salamo Rd #600
West Linn, OR 97068

Willamette Christian Ch Of West Linn

3153 S Brandywine Dr
West Linn, OR 97068

Jochen Moskopp
7241 Anakua St
Honolulu, HI 96825

Daniel Shockley
20407 Hoodview Ave
West Linn, OR 97068

Meredith Smith
20437 Hoodview Ave
West Linn, OR 97068

Holzer Alan M Trustee
20463 Hoodview Ave
West Linn, OR 97068

Kathleen Sweeney
20653 Noble Ln
West Linn, OR 97068

Kara Jacobs
20671 Noble Ln
West Linn, OR 97068

Daniel Killam
20687 Noble Ln
West Linn, OR 97068

Diane Glanville
81823 Prism Dr
Laquinta, CA 92253

Roic Cascade Summit LLC
8905 Towne Centre Dr Ste 108
San Diego, CA 92122

Aaron Davison
18747 SW Martinazzi Ave
Tualatin, OR 97062

Nicole Winters
20365 Hoodview Ave
West Linn, OR 97068

Dinesh Jain
4782 Coho Ln
West Linn, OR 97068

George Glass
20445 Hoodview Ave
West Linn, OR 97068

Craig Tiffany
20635 Noble Ln
West Linn, OR 97068

Todd Hammans
20665 Noble Ln
West Linn, OR 97068

David Durocher
20677 Noble Ln
West Linn, OR 97068

Rene Duboise
20691 Noble Ln
West Linn, OR 97068

Marius Muresan
20652 Noble Ln
West Linn, OR 97068
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Thomas Finn
9010 Terrace Falls Dr
Soddy Daisy, TN 37379

Dnj Properties LLC
1754 Willamette Falls Dr
West Linn, OR 97068

Clyde Fladwood
20377 Hoodview Ave
West Linn, OR 97068

Douglas Yerke
20423 Hoodview Ave
West Linn, OR 97068

Thomas Morgana
4091 Ridge Ct
West Linn, OR 97068

Lisa Wood
2860 White Salmon Ct
West Linn, OR 97068

Joshua Anderson
20667 Noble Ln
West Linn, OR 97068

Valerie MacDonald
20683 Noble Ln
West Linn, OR 97068

Steven Devault
20697 Noble Ln
West Linn, OR 97068

Jennifer Harmon
20642 Noble Ln
West Linn, OR 97068



David Dunne
20636 Noble Ln
West Linn, OR 97068

Jeffrey Marston
Psc 559 Box 5143
Fpo Ap, 96377

Prime Rental Properties LLC
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

Lisa Wood
2860 White Salmon Ct
West Linn, OR 97068

Kevin Fode
PO Box 3751
Tualatin, OR 97062

Juan Quintero
PO Box 361372
Los Angeles, CA 90036

Joanne Hatch
20504 Noble Ln
West Linn, OR 97068

Juan Quintero
PO Box 361372
Los Angeles, CA 90036

Brandon Bourbonais
20458 Noble Ln
West Linn, OR 97068

Stephen Laidlaw
20420 Noble Ln
West Linn, OR 97068

Shane Weston
20624 Noble Ln
West Linn, OR 97068

Pamela Ohare
PO Box 365
West Linn, OR 97068

Prime Rental Properties LLC
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

William Kammerer
20568 Noble Ln
West Linn, OR 97068

Karen Carnay
20528 Noble Ln
West Linn, OR 97068

Crawford Rita R Trustee
20512 Noble Ln
West Linn, OR 97068

Richard Heath
20502 Noble Ln
West Linn, OR 97068

Ali Ladha
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

Mathew Prentice
20444 Noble Ln
West Linn, OR 97068

Alexander Dong
20416 Noble Ln
West Linn, OR 97068
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Allison Pennell
20616 Noble Ln
West Linn, OR 97068

Lawrence Ash

801 S Winchester Blvd #5102

San Jose, CA 95128

Meston Dianne L Trustee
20576 Noble Ln
West Linn, OR 97068

Caesar Malvar
20556 Noble Ln
West Linn, OR 97068

Robert Savelich
20524 Noble Ln
West Linn, OR 97068

Mark Thompson
PO Box 247
Marylhurst, OR 97036

Barbara Fast
20496 Naoble Ln
West Linn, OR 97068

Ali Ladha
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

Ali Ladha
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

David Blakeslee
20408 Noble Ln
West Linn, OR 97068



Kelly Sina
20398 Noble Ln
West Linn, OR 97068

Thomas Morgana
4091 Ridge Ct
West Linn, OR 97068

John Moede llI
4019 SW Stephenson
Portland, OR 97219

Candace Hamilton
20315 Noble Ln
West Linn, OR 97068

James Caliva
20339 Noble Ln
West Linn, OR 97068

Elizabeth Lampson
20355 Noble Ln
West Linn, OR 97068

Joshua Tschirgi
20385 Noble Ln
West Linn, OR 97068

Mary Jo Cartasegna
20425 Noble Ln
West Linn, OR 97068

Elizabeth Crawford
5800 SE Aldercrest Rd
Milwaukie, OR 97267

Kenneth Graap
PO Box 386
Marylhurst, OR 97036

Susan Kelly
2550 Kensington Ct
West Linn, OR 97068

Lawrence Heinrichs
20362 Noble Ln
West Linn, OR 97068

Bkr Investment Group LLC
17933 NW Evergreen Pkwy Ste 300
Beaverton, OR 97006

Amy Cook
20321 Nable Ln
West Linn, OR 97068

Mollie Giles
20343 Noble Ln
West Linn, OR 97068

Kevin Segura
20367 Noble Ln
West Linn, OR 97068

Neelam Jain
20393 Noble Ln
West Linn, OR 97068

Jennifer Moore
20431 Noble Ln
West Linn, OR 97068

Rainer Schmueckle
Bopserwaldstrasse 34
Stuttgart, 70184

Double S Investment Properties LLC
20569 Noble Ln
West Linn, OR 97068
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Sambath Chao
20386 Noble Ln
West Linn, OR 97068

Lewis Dean
20350 Noble Ln
West Linn, OR 97068

William Saphir
20322 Noble Ln
West Linn, OR 97068

Stephen Heinsch
20327 Noble Ln
West Linn, OR 97068

Scott Brandt
20349 Noble Ln
West Linn, OR 97068

Robert Wagner
20371 Noble Ln
West Linn, OR 97068

Gregg Creighton
20413 Nable Ln
West Linn, OR 97068

Braden Wheeler
20447 Noble Ln
West Linn, OR 97068

Antonio Fernandez
20559 Noble Ln
West Linn, OR 97068

Julian Garcia
20573 Noble Ln
West Linn, OR 97068



Randi King
20575 Noble Ln
West Linn, OR 97068

Susan Molnar
20589 Noble Ln
West Linn, OR 97068

B Garber
20464 Hoodview Ave
West Linn, OR 97068

Abolfazl Shahbazi
20438 Hoodview Ave
West Linn, OR 97068

Alexa Johnson
20406 Hoodview Ave
West Linn, OR 97068

Tribou Thomas R Trustee
352 S Dubois Rd
Ariel, WA 98603

Cindy Self
1563 Highland Dr
Lake Oswego, OR 97034

Pamela Dalmolin
20288 Hoodview Ave
West Linn, OR 97068

Salamo Terrace Homeowners Assn

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068

Peter Storli
20579 Noble Ln
West Linn, OR 97068

Willem Beltman
20593 Noble Ln
West Linn, OR 97068

Burton Levin
11989 SW Lausanne St
Wilsonville, OR 97070

Timothy Ferguson
20426 Hoodview Ave
West Linn, OR 97068

Lori Pankratz
20394 Hoodview Ave
West Linn, OR 97068

Gregg McElhinney
2425 SW Gregory Dr
West Linn, OR 97068

Doug Gavrich
761 Fairwood Crescent Dr
Woodburn, OR 97071

Cunha Marlene L Trustee
20282 Hoodview Ave
West Linn, OR 97068

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068
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Patricia Kool
20581 Noble Ln
West Linn, OR 97068

Kleth Miller
20595 Noble Ln
West Linn, OR 97068

Ball Jocelyn Jean Trustee
20440 Hoodview Ave
West Linn, OR 97068

Tath Rautio
20414 Hoodview Ave
West Linn, OR 97068

Maureen Darrow
8427 SW Lafayette Way
Wilsonville, OR 97070

Jared Smith
3097 W 2nd St
Washougal, WA 98671

Min Lu
2020 NW Northrup St Apt 215
Portland, OR 97209

Matthew Eriksen
20276 Hoodview Ave
West Linn, OR 97068

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068

Salamo Terrace Homeowners Assn
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Retail Opportunity Investments Corp
8895 Towne Centre Dr Ste 113
San Diego, CA 92122

Jillian Smith
20749 Viewpoint Rd
West Linn, OR 97068

David Lavares
20711 Viewpoint Rd
West Linn, OR 97068

Ralph Preligera
20736 Viewpoint Rd
West Linn, OR 97068

Jeffrey Maiden
12690 SE Crest Dr
Happy Valley, OR 97086

Cameron McMinn
20790 Viewpoint Rd
West Linn, OR 97068

Koss Brod Goodrich & Assoc Inc
22400 Salamo Rd #204
West Linn, OR 97068

Kenneth Kuntz
20763 Viewpoint Rd
West Linn, OR 97068

Chidi Odiah
PO Box 1967
Lake Oswego, OR 97035

Uzuegbunam Uju Miriam Trustee
413 Dewey St
Oregon City, OR 97045

Chidi Odiah
PO Box 1967
Lake Oswego, OR 97035

Eric Ludwig
20774 Viewpoint Rd
West Linn, OR 97068

Suzanne Anderson
20798 Viewpoint Rd
West Linn, OR 97068
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Heather Bengtson
20751 Viewpoint Rd
West Linn, OR 87068

Ying Zhang
15 Masaryk St
Lake Oswego, OR 97035

Lindsey Phelps
20724 Viewpoint Rd
West Linn, OR 97068

Jeffrey Maiden
12690 SE Crest Dr
Happy Valley, OR 97086

Jordan Marona
20786 Viewpoint Rd
West Linn, OR 97068

Hoodview Townhomes Owners Assn
PO Box 130
Lake Oswego, OR 97034



May 16, 2018

From: Ali and Nina Ladha
Investco Realty Group

Subject: Neighborhood Review Meeting for Proposed Development at 20590 Noble
Lane in West Linn (T2S, R1E, Section 26D, Tax Lot 0402)

Dear Neighbor:

Ali and Nina Ladha of Investco Realty Group, owners of the property located at 20590 Noble Lane, in the
R-3 District (Single Family Residential and Multiple Family Residential / 3,000 square foot min. lot size),
are proposing to develop the property with a five (5) unit attached residential development. The existing
17,517 square foot (0.40 acre) property is currently undeveloped. The property is of a size to allow
development of five (5) units in a row house configuration. This development proposal is similar to one
that was previously considered by the Parker Crest Neighborhood a year or so ago. So, prior to
submitting a current application to the City of West Linn, we wish to give you the opportunity to discuss
this project with us.

The purpose of this meeting is to provide a forum for the applicant and surrounding property owners and
local residents to review the proposal and to identify any issues that may need to be considered before
the formal application is submitted to the City of West Linn. This meeting gives you the opportunity to
share any special information you know about the property involved, or ask questions about the
development review process. We will attempt to answer any questions which may be relevant to meeting
the development standards consistent with West Linn's Community Development Code (CDC). A
Variance may be necessary, depending on the final configuration and design of the proposed residential
units.

Pursuant to Chapter 99.038 of the West Linn Community Development Code, you are invited to a
meeting:

Date and Time: Wednesday, June 6, 2018, from 6:00 to 7:00 PM
Location: West Linn Adult Community Center
Address: 1180 Rosemont Road West Linn, OR 97068

Please note that this meeting will be an informational meeting on the preliminary development plan. This
plan may ultimately be revised prior to submittal to the City. Depending on the type of land use action
required for this particular application (a Type Il process), you may receive official notice from the City of
West Linn for you to participate with written or verbal comments provided to city staff, or a public hearing
before the West Linn Planning Commission.

We look forward to more specifically discussing our proposal with you. Please feel free to call or e-mail
us with any questions or comments at 503-720-0021,or our Planning Consultant Robert Price at
503-807-4009.

Sincerely,

Ali and Nina Ladha
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PORTLAND AIRPOR
7640 NE AIRPORT WAY
PORTLAND
OR
97238-9099
4067540039

05/16/2018 (800)275-8777  3:54 PM
Product Sale Final
Description Qty Price
First-Class 1 $0.50
Mail
Letter

(Domestic)

(WEST LINN, OR 97068)

(Weight:0 Lb 0.20 02)

(Estimated Delivery Date)

(Friday 05/18/2018)
Certified 1 $3.45
(AUSPS Certified Mail #)
(70180360000115189000)
First-Class 1 $1.15
Intl
Letter

(International)

(Germany}

(Weight:0 Lb 0.20 02}
Total $5.10
Debit Card Remit'd $5.10

(Card Name:VISA)

(Account #: XX00000MK0429)
(Approval #: )
(Transaction #:037)

(Receipt #:007713)

(Debit Card Purchase:$5,10)
(Cash Back:$0.00)

{Entry Mode:Chip)
(AID:ACODOD00980840)
{Application Label:US DEEIT)
(PIN:Verified by PIN)
{Cryptogram:8361FEASTEIB2F1C)
(ARC:00)

(CVR: 4200003
(TAD:08010A03602400)
(TSI.6800)

{TVR:8000048000)

Text your tracking number to 28777
(2USP5) to get the latest status.
Standard Message and Data rates may
apply., You may also visit www.usps.com
USPS Tracking or call 1-800-222-1811.
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Technical Memorandum
LANCASTER

ENGINEERING

321 SW 4th Ave., Suite 400
Porland, CR 97204

phene: 503.248.0313

fax: 503.248.9251
lancasterengineering.com

To: Ali Ladha
Tavestco Realty Group LLC

From: Daniel Stumpf, EI
William Farley, PE

Date: December 22, 2017

Subject: Hoodview Avenue Townhouses — Transportation Study

Introduction

This memorandum reports and evaluates the transportation impacts related to the proposed Hoodview
Aveaue Townhouses, located at 20110 Hoodview Avenue in West Linn, Oregon. The proposed development
will include the partitioning and development of a single property into five townhomes.

The purpose of this memorandum is to examine the projected trip generation of the proposed development
and assess the safety and operation of nearby intersections and vicinity roadways.

Location Description

Project Site Description

The project site is located south of Hoodview Avenue, east of Salamo Road, and west of Noble Lane in West
Linn, Oregon. The site includes a single tax lot, lot 402, which encompasses an approximate total of 0.40
acres. The site is currently undeveloped; however, frontage improvements along adjacent roadway segments
are in place. Access berween the site and the greater transportation system will be provided via driveways
along Noble Lane.

Vicinity Roadways

The proposed development is expected to predominantly impact the following four nearby vicinity roadways:
Salamo Road, Parker Road. Hoodview Avenue, and Noble Lane. Table 1 provides a description of each of
the vicinity roadways.
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Table 1 - Vicinity Roadway Descriptions

35 mph Not Both Sides Both Partial Both

< West Li Minor Arterial 3 ; i i
Salamo Road West Linn not Artertal 3 Lanes Poided Wit B Sides

2tw03  35mph Not  Partial

Btk Rosdis LS R : ROl A B
: atku: 0.3.. i it _DI ; S Danes i _ Posted Pcnmttcd ‘_Bqt:hﬁ& ESery
1 25 mph Partially Both .
Hedars West Linn Local Streer 2 Lanes i EIU_ Y None ,.m Both Sides
Avenue Posted  Permitted Sides

s

NGHET e Wit Tl e 0T St
Noble Lane est Lre.ct. | es Posted  Permimed

Vicinity Intersections

The intersection of Salamo Road at Hoodview Avenue is a three-legged intersection that is stop-controlled
for the westbound approach of Hoodview Avenue. The northbound approach has one shared lane for all
turning movements and a bicycle lane to the right of the standard travel lane. The southbound approach has
one left-turn lane, one through lane, and a bicycle lane to the right of the outermost standard travel lane. The
westbound approach has one shared lane for all murning movements. Crosswalks are unmarked across all
three intersection legs.

The intersection of Parker Road at Noble Lane is a four-legged intersection that 1s stop-controlled for the
northbound and southbound approaches. The northbound and southbound approaches each have one
shared lane for all turning movements. The eastbound and westbound approaches of Parker Road have one
left-turn lane, one shared through/right-turn lane, and a bicycle lane to the right of the outermaost standard
travel lane. Crosswalks are unmarked across all four intersection legs.

Figure 1 presents an aerial image of the nearby vicinity with the project site outlined in yellow.
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le Earth)

Figure 1: Aerial Photo of Site Vicinity (Image from Goo

Trip Generation

The proposed Hoodview Avenue Townhouses includes the construction of five townhouses, each of which
will have three floors. To estimate the number of trips that will be generated by the proposed development,
trip rates from the TRIP GENERATION MANUAILL were used. Data from land-use code 221, Mu/tifamily
Housing (Mid-Rise), was used to estimate the proposed development’s trip generation of the site based on the
number of dwelling units.

The trip generation calculations show that the proposed development is projected to generate 2 morning peak
hour, 2 evening peak hour, and 28 average weekday site trips. The trip generation estimates are summatrized
in Table 2. Detailed trip generation calculations are included as an attachment to this study.

! Institute of Transportation Engineers (ITE), TRIP GENERATION MANUAL, 10® Edition, 2017.

3/6/19 PC Meeting
pg.69



December 22, 2017
Page 4 of 8

Table 2 — Trip Generation Summary

o]

Proposed Development 221 5 units 1 1 2 1 1 28

Safety Analysis

Using data obtained from the Oregon Department of Transportation’s (ODOT) Crash Analysis and
Reporting Unit, a review was performed for the most recent five years of available crash data (January 2011
through December 2015) at the neatby intersections of Salamo Road at Hoodview Avenue and Parker Road
at Noble Lane, and along the nearby roadways of Hoodview Avenue and Noble Lane. The crash data was
evaluated based on the number of crashes, the type of collisions, and the severity of the collisions at the
neatby transportation facilities.

The intersection of Salamo Road at Hoodview Avenue had one reported crash during the analysis period.
The crash was a rear-end collision involving two northbound passenger cars. The crash was classified as
“Property Damage Only” (PDO).

No other crashes were reported within the immediate site vicinity. Due to the low number of crashes and the
low severity of collisions, there do not appear to be any significant safety hazards at the nearby transportation
faciliies. Furthermore, based on site observations, no design deficiencies which would impact the safety of
the area roadways and intersections were noted. Accordingly, no safety mitigation is necessary or
recommended.

Detailed information about crashes and crash reports for the nearby roadways and intersection are included
as an attachment to this memorandum.

Operational Analysis

Intersection Capacity

To determinc if the nearby transportation facilities can adequately accommodate future trips to and from the
proposed development in addition to the existing uses within the site vicinity, peak hour observations of
traffic conditions were conducted. Traffic observations were conducted at the intersections of Salamo Road
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at Hoodview Avenue and at Parker Road at Noble Lane during the morning and evening peak periods on
Thursday, December 7%, 2017, from 8:15 AM to 8:40 AM and from 4:30 PM to 4:55 PM, respectively.

The level of service (LOS) of an intersection can range from L.OS A, which indicates little or no delay
experienced by vehicles, to LOS F, which indicates a high degree of congestion and delay. The City of West
Linn requires unsignalized intersections operate at LOS D or better along non-artenal facilities. Detailed T.OS
descriptions are included as an attachment to this memorandum.

The intersection of Salamo Road at Hoodview Avenue was observed having less than 5 vehicles enter the
intersection from the minot-street approach of Hoodview Avenue over the course of approximately 15
minutes during the morning peak period and 10 minutes during the evening peak period. Observed queuning
on the minor-street approach never exceeded more than 1 vehicle during either peak period. Traffic volumes
along Salamo Road were observed to be at light to moderate levels and in a state of free-flow during both
peak periods. Gaps to enter the major-street traffic stream from the minor-street approach were available
within an average control delay of 10 to 15 seconds during either peak period. Accordingly, the intersection
was estimated to currently operate at LOS C or better during both peak periods.

The intersection of Parker Road at Noble Lane was observed to have 5 or less vehicles enter the intersection
from the minor-street approach of Noble Lane over the course of approximately 10 minutes during the
morning and evening peak periods. It should be noted that the northbound driveway approach opposite of
Noble Lane was observed to serve twice as many entering vehicles during the morning peak period and the
same number of enteting vehicles during the evening peak period as Noble Lane. Observed queuing on the
minor-street approach of Noble Lane never exceeded more than 1 vehicle during either peak period while the
northbound driveway approach was observed to have queues of up to 2 vehicles during the morning peak
period and queues of 1 vehicle during the evening peak period. Traffic volumes along Parker Road were
observed to be at light levels and in a state of free-flow dunng both peak periods. Gaps to enter the major-
street traffic stream from the highest delay minor-street approach were available within an average control
delay of 5 to 10 seconds during the motning peak period and 10 to 15 seconds during the evening peak
perod. Accordingly, the intersection was estimated to currently operate at LOS A during the moming peak
period and at LOS C or better during the evening peak period.

The results of the capacity observations indicate that the intersections of Salamo Road at Hoodview Avenue
and Parker Road at Noble Lane operate acceptably during the weekday morning and evening peak periods
under existing conditions. Based on the low volumes of additional weekday morning and evening peak hour
trips expected to be added to the transportation system, the intersection is projected to continue operating
acceptably by the build-out year of the site. No mitigation is necessary or recommended with regard to
intersection capacity or operation as part of the proposed development.
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Roadway Capacity

To ensure the vicinity roadways of Hoodview Avenue and Noble Lane will operate acceptably upon build-out
of the proposed development, an assessment of current and future roadway volumes was conducted.
Typically, local residential streets are designed and expected to serve traffic volumes that are less than 1,500
vehicles per day. Volumes above this threshold can affect the safety and livability of the street and
surrounding neighborhood.

Noble Lane and Hoodview Avenue currently serve approximately 81 two-story townhouses and 81 three-
story townhouses. According to the TRIP GENERATION MANUAL, land-use code 220, Muliifamily
Housing (Low-Rise), is described as ... apartments, townhonses, and condomininms located within the same building with at
least three other dwelling unity and that have one or two levely (floors)” whereas land-use code 221 is described as
“...apartments, lownhouses, and condominiums located within the same butlding with at least three other dwelling units and that
have between three and 10 levels (floors).” Based on these land-use descriptions as well as the trip generaton
methodologies described in the Trip Generation section, the 162 existing townhouses are estimated to currently
generate 1,032 weekday trips. Upon build-out of the proposed development, an additonal 28 weekday trips
will utilize these roadways, an increase of approximately 2.7 percent, for a total of 1060 trips. Since the total
daily trips generated by the existing and proposed uses are below the desirable local street carrying capacity of
approximately 1,500 vehicles per day for a single roadway, it is expected that the both roadways will operate
safely, and the proposed development will not have a significant impact on the livability of the surrounding
neighborhood.
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Requirement of a Full Traffic Impact Analysis

Per the City of West Linn Community Code Section 85.170.B.2 — Traffic Impact Analysis (TIA), a TIA is
required when the following conditions apply:

1) The development application invelves one or move of the following actions:

(A) A change in soning or a plan amendment designation; or

(B} Any proposed development or land nse action that ODOT states may have operational or safety concerns along a
State highway; and

(C) The development shall canse one or more of the following effects, which can be determined by field county, site
vbservations, fraffic impact analysiy or study, field measurements, crash history, Institute of Transportation
Engineers Trip Generation mannal; and information and studies provided by the local reviewing jurisdiction
andf/or ODOT:

(1) An increase in site traffic volume generation by 250 average daily irips (ADT) or more (or as required by
the City Engineer); or
(2} AAn increase in use of adjacent streets by vehicles exeeeding the 20,000-posnd gross vebicl weights by 10

vebicles or mure per day; or

(3) The location of the access dyiveway does not meet minimum intersection sight distance requirements, or is
Jocated where vebicles entering or leaving the property are restricted, or such vebicles quene or besitate on the
State bighway, creating a safety hazard; or

(4) The location of the access driveway does not meet the acvess spacing standard of the roadway on which the
driveway is lpcated; or

(5) A change in internal traffic patterns that may canse safety problems, such as backup onto the bighway or
traffic crashes in the approach area.
Criterion A
The proposed development application does not change the zoning of the subject property or a plan
amendment designation. Accordingly, Criterion A is not met.
Criterion B

The proposed development is projected to generate a low number of additional site trips and is located over a
mile driving distance away from the nearest ODOT fadility. Therefore, the proposed development is expected
to have minimal impacts to ODOT facilities whereby Criterion B is not met.
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Criterion C

Regarding Criterion C, the proposed development (7) generates less than 250 additional average daily trips, (2)
is not expected to generate heavy vehicle traffic, (3) provides adequate sight distance at individual lot
driveways and existing nearby public intersections, (4) meets adequate access spacing standards, (5) and will
not change internal traffic patterns or the residential nature of the surrounding area. Accordingly, Criterion C
is not meet.

Based on an evaluation of the City of West Linn’s Community Code, a full TTA is not required for approval
of the proposed development application.

Conclusions

Due to the low number of crashes and the low severity of collisions, there do not appear to be any significant
safety hazards at the neatby transportation facilities. Furthermore, based on site observations, no design
deficiencies which would impact the safety of the area roadways and intersections were noted. Accordingly,
no safety mitigation is necessary or recommended.

The intersections of Salamo Road at Hoodview Avenue and Parker Road at Noble Lane currently operate
acceptably during the weekday morning and evening peak periods. Based on the low volumes of additional
weekday morning and evening peak hour trips expected to be added to the transportation system, the
intersection is projected to continue operating acceptably by the build-out year of the site. No mitigation is
necessary or recommended with regard to intersection capacity or operation as part of the proposed
development.

The total daily trips generated by the existing and proposed uses are projected to be below the desirable local
street carrying capacity of 1,500 for a single roadway. Accordingly, upon build-out of the proposed
development it is expected that the two roadways of Hoodview Avenue and Noble Lane will operate safely
and will not have a significant impact on the livability of the sutrounding neighborhood.

Based on an evaluation of the City of West Linn’s Community Code, a full Transportation Impact Analysis is
not required for approval of the proposed development application.

If you have any questions regarding this technical memorandum, please don’t hesitate to contact us.
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TRIP GENERATION CALCULATIONS
Proposed Development

Land Use: Multifamily Housing (Mid-Rise)
Land Use Code: 221
Setting/Location General Urban/Suburban
Variable: Dwelling Units
Variable Value: 5

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 0.36 Trip Rate: 0.44
Enter Exit Total Enter Exit Total
D_.l.rea':txmjjal 26% 74% D_lre(.:tlor_lal 61% 39%
Distribution Distribution
Trip Ends 1 1 2 Trip Ends 1 1 2
WEEKDAY SATURDAY
Trip Rate: 5.44 Trip Rate: 4.91
Enter Exit Total Enter Exit Total
I)IH'C(.:HDI:IEII 50% 50% DliTE:(.)EI()I-ial 50% 50%
Distribution Distribution
Trip Ends 14 i4 28 Trip Ends 12 12 24

Source: TRIP GENERATION, Tenth Edition
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TRIP GENERATION CALCULATIONS
Existing Residential Uses

Land Use: Multifamily Housing (Low-Rise)
Land Use Code: 220
Setting/Location General Urban/Suburban
Variable: Dwelling Units
Variable Value: 81

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 0.46 Trip Rate: 0.56
Enter | Exit | Total Enter | Exit | Total
[)‘ITC?HOI:I&I 3% 7% D'I'[efttlm.lal 63% 379,
Distribution Distribution
Trip Ends 9 28 37 Trip Ends 28 17 45
WEEKDAY SATURDAY
Trip Rate: 7.32 Trip Rate: 8.14
Enter Exit Total Enter Exit Total
D.lre'cuo?al 50% 50% D.1re{.:1;101‘1a1 50% 50%
Distribution Distribution
Trip Ends 296 296 592 Trip Ends 330 330 660

Source: TRIP GENERATION, Tenth Edition
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TRIP GENERATION CALCULATIONS
Existing Residential Uses

Land Use: Multifamily Housing (Mid-Rise)
Land Use Code: 221
Setting/Location General Urban/Suburban
Variable: Dwelling Units
Variable Value: 81

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 0.36 Trip Rate: 0.44
Enter | Exit Total Enter | Exit Total
D_lre(‘: thI:laI 26% 249, D.u‘ef:ti()l?a] 61% 29%
Distribution Distribution
Trip Ends 8 21 29 Trip Ends 22 14 36
WEEKDAY SATURDAY
Trip Rate: 5.44 Trip Rate: 4.91
Enter Exit Total Enter Exit Total
D.IIEZ(.:U or.lal 50% 50% [).IYE(.JUOI:la] 50% 50%
Distribution Distribution
Trip Ends 220 220 440 Trip Ends 199 199 398

Source: TRIP GENERATION, Tenth Edition
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CDS150
12/20/2017

COLLISION TYFE
YEAR: 2011
REAR-END

YEAR 2011 TOTAL

FINAL TOTAL

Disclaimer: The information contained in this report is compiled from individual driver and police crash reports submitfed to the Oregon Department of Transportation as required in ORS 811.720. The Crash Analysis and

OREGON DEPARTMENT OF TRANSPORTATION - TRANSPORTATICN DEVELOPMENT DIVISION

TRANSPORTATION DATA SECTION - CRASH ANALYSIS AND REPORTING UNIT

NON-

FATAL FATAL
CRASHES CRASHES
1] 0

1] 0

0 0

CRASH SUMMARIES BY

PROFERTY

DAMRGE
ONLY

TOTAL
CRASHES

PEOFPLE PEOPLE
KILLED INJURED TRUCKS

1] 0 0
0 0 0
0 0 0

YEAR BY COLLISION TYPE
HOODVIEW AVE at SALAMO RD, City of West Linn, Clackamas County, 01/01/2011 to 12/31/2015

DRY
SURF

WET
SURF

DAY

Page:

INTER-

INTER- SECTION
SECTION RELATED

L 0
L 0
il 0

1

OFF -
ROAD

Reporting Unit is committed to providing the highest quality crash data to customers. However, because submittal of crash report forms is the responsibility of the individual driver, the Crash Analysis and Reporting Unit can not
guarantee that all qualifying crashes are represented nor can assurances be made that all details pertaining to a single crash are accurate. Note: Legislative changes to DMV's vehicle crash reporting requirements, effective
01/01/2004, may result in fewer property damage only crashes being eligible for inclusion in the Statewide Crash Data File.
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CITY OF WEST LINN, CLACKAMAS COUNTY

OREGCH, .
THANSPORTATION DATA SECTION

DEPARTHMENT OF TRAHSPORTATION - LRANSFORTATION DEVELOPMENT DIVISION
- CHASH ANAYLYSIE AND REPORTING UNIT
URBAH NOM-SYETEM CHASH LISTING

HOODVIEW AVE at SALAMO RD, City of West Linn, Clackamas County, 01/01/2011 ko 12/31/2015

Page:

1

1-1 of 1 Crash records shown.
8 o
SERR ] R 5 W DATE CLASS CITY STREET INT-TYPE SPFCL USE
INVEET E A U C O DAY DI1sT FIRST ETREET RD CHAR (MEDIAN) INT-REL OFFRD  WTHR CRASH TRLR QTY MOVE A B
RDDPT E L G H R TIME FROM SECOND ETREET DIRBCT LEGS  TRAF- RNDBT BURF  COLL OWNER FROM BRTC  INJ G E LICNS PED
IMLOC? D C 8 L K LAT LONG LRS LOCTH |PLANES) CONTL DRVHY  LIGHT SVRTY Vi TYPE T0 Ph TYPE SVRTY E X RES Loc ERROR ACT EVENT CAUSE
02025 HHN 06/08/2011 17 HCOODVIEW AVE INTER 1-LEG L CLR B-18TOP 01 HONE o ETRGHT o4 a7
HOKE WE a BALAMO RD CH UNEHOWH N ORY REAR PRVTE B -N ooo (L]
N 9A o2 o N DAY FDO PENGR CAR 01 DRVR NHONE 36 F OR-Y 026 ooo a7
N 45 22 -122 18 ORe<25
2.5727668 50.1226463
01 NONE O STRGHT
PRVTE 8 -N ooo oo
FSNGR CAR 02 PENG NO<5 01 F ooo ooo oo
02 MONE o ETOP
PRVTE 8 -H D11 004 oo
PENGR CAR 01 DRYR NONE &2 F OR-Y aoo ooo oo
ORe25
Cisclait The

the responsibillty of the Individual drivar, the Grash An

damage only crashoa Being eligible for inclusion in the Stalewids Crash ﬂula .Fﬂa

ner can
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€DS380 OREGON.. . oF - I0M DEVELOFMENT DIVISION Page:

12/20/2017 TRANSPORTATION DATA SECTION - CRASH ANAYLYSIS AND REPORTING UNIT
URBAM HOMN-SYSTEM CRASH LISTING
CITY OF WEST LINN, CLACKAMAS COUNTY BOODVIEW AVE and Intersectional Crashes at HOODVIEW AVE, City of West Linn, Clackamas County, 01/01/2011 ko 12/31/2015
1-1 of 1 Crash records shown,
-] D
SERR P R 5§ W DATE CLASS CITY STREET INT-TYPE EPCL USE
INVEST B A U C O DAY DIET FIRST STREET RD CHAR (MEDIAN) INT-REL OFFRD  WTHR CRASH TRLE OTY HMOVE A B
RO DPT E L G H R TIME FROM BECOND ETREET DIRECT LEGS TRAF- RNDBT SURF COLL OWNER FROM BRTC IMJ G E LICNE FPED
UNLOC? D C B L K LAT LONG LRE LOCTH ($LANES) CONTL DRVWY LIGHT SVRTY Vi TYPE TQ P# TYPE SVRTY E X RES Loc ERROR ACT EVENT CAUSE
02025 W M N 06/08/2011 17 HOODVIEW AVE INTER 3-LEG H N CLR 5-15TOP 01 HONE o ETRGHT 004 o7
HNOKE HE o SALAMO RD cH UHENOKN L DRY REAR ERVTE B -H ooo oo
L} 9a o2 o N DAY FDO FENGR CAR 01 DRVR NOWE 36 F OR-Y 02 ooo o7
H 45 22 =122 38 OR=25
2,5727668  50.1226463
01 HONE o ETRGHT
PRVTE & -H ooo oo
FENGR CAR 02 PENG ND<5 03 F ooo ooo oo
02 NONE O ETOR
ERVTE g -N 011 004 oo
PENGR CAR 01 DRVR HONE &2 F OR-Y ooo ooo oo
OR<25

o The in this i:w»ﬂmhmmdmumwdpmam"pms to the Oregon Dy of P ion as required in ORS B11.720. The Crash Analysis and ing Uinit is tding the highes! qualily crash data to cusfomers. However, becsuse submittal of crash reporf forms is
:humapmsmwcrmmovmmsr.morammmw Unit can hat all g g crashes are ner can be made that all detal ammamwm“mam Laqusﬂaﬂvudmngu:uoulfauh crash reparting requirement, effective 01/01/2004, may resull in fewer property

damage enly crashes being oiigible for inclusion in the Statewido Crash Data File.
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CITY OF WEST LINN, CLACKAMAS COUNTY

HOBLE

OREGON. .

DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION

TRANEPDRTATION DATA SECTION - CHASH AMAYLYSIS AMD REPORTING UNIT

URBAN NWON-EYSTEM CRASH LISTING
L¥ and Intersecticnal Crashes at WOBLE LN, City of West Linn, Clackamas County, 01/01/2011 ko 12/31/2015

Page:

&€ D

SERY P R 5 WDATE CLASS CITY STREET INT-TYEE SPCL USE

INVEST E A U C O DAY DIST FIRST STREET RO CHAR [MEDIAN) INT-REL OFFRD WTHR  CRASH TRLR QTY MOVE A B

RD DET E L G H R TIME FROM BECOND STREET DIRECT LEGS  TRAF- RNDBT SURF  COLL OHNER FROM BRTC  INJ G B LICNS FED

UMLOC? D € 8 L K LAT LONG LRS LOCTH ($LANEE) CONTL DRVWY _ LIGHT SVRTY V4 TYPE T0 P TYPE SVRTY B X RES Loc ERROR ACT BVENT CAUSE
MmemmmmmMmmmmemmmwmwmm ilted to the Oregon Di of as raquired in ORS 811.720. The thAmwwmpmgUmkmwmed:apmmmﬂquwwy:{mmmmmm However, bacause submiltal of crash report forms is
the responsibility of the individual criver, the Crash Analysis and Reperting Unit can that crashas a ner can wvahicla crash

be made that ail datalls partaining fo a single crash are accursle. Nole: Legislative changes fo DMV's raporting requirement, effective G1/01/2004, may result in fewer property

damage only crashes being eligible for lnclusion in the Stalewide Crash Data Fle,

3/6/19 PC Meeting
pg.81



| Prelirhinary Storm Drainage Report

Hoodview'Summit
July 17", 2018

Prepared For: Ali Ladha
9334 SE Hunters Bluff Ave.
Happy Valley, Oregon 97086

Prepared By: CWK2 Land Development Consultants
10700 SW Beaverton Hillsdale Hwy., Suite 533
Beaverton, Oregon 97005

Submitted To: City of West Linn

[_EXPIRATION DATE: 6/30/85 ]
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CWK2 Project # BRT.001
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PRELIMINARY STORM DRAINAGE REPORT

HOODVIEW SUMMIT

Purpose

The purpose of this analysis is to:

» Describe existing and proposed site conditions.

lintroduction/Project Overview

This report addresses the storm drainage impacts associated with the Hoodview Summit
development. This property occupies approximately 0.34 acres (after proposed right-of-
way dedications) and resides in City of West Linn, Oregon. Private improvements are

~ anticipated to include five attached single family residences, driveways, wet and dry
utilities, and lot grading for the proposed residences.

| Existing Conditions

The site is currently vacant and is covered by low quality landscaped grasses and low-
lying shrubs. Well established street trees exist along Salamo Rd., and smaller street
trees are present at the north and east end of the site along Hoodview Ave., and Noble Ln.
The site is bordered to the north, south and east by existing single family attached
residences. The site is further bordered to the west, north, and east by Salamo Rd,
Hoodview Ave., and Noble Ln. which is fully built-out with sidewalks. The site currently
slopes from the south to the north with an average slope of 5 percent. (See appendix A:
Existing Conditions Plan). All existing storm water runoff appears to either infiltrate into
the soil or runoff to Hoodview Ave. or Noble Ln.

| Proposed Conditions

The proposed Hoodview Summit development consists of five new single new residences.
No street frontage improvements are anticipated to be required since Salamo Rd.,
Hoodview Ave., and Noble Ln is fully built-out with sidewalks. Stormwater runoff
associated with the new residences will be directed towards the public storm system in
Noble Lane. (See appendix A: Storm Sewer Plan). Water quality will be managed via the
existing storm water facility which was constructed for this neighborhood at the south end
of Viewpoint Drive.
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| Conclusions

o Storm water will be managed per City of West Linn’s storm water standards.

3/6&9 PC Meeting
pg.85



Appendix A:

Existing Conditions Plan

Preliminary Stormwater Plan
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I Introduction

Ali and Nina Ladha, doing business as Investco Realty Group, submit the
accompanying application for a Class Il Design Review for development
of a 5-unit attached multi-family housing project located at 0 Noble Lane,
adjacent to 20322 Noble Lane, and at the intersection of Noble Lane,
Hoodview Avenue, and Salamo Road. Also, the applicants are applying
for a Class | Variance because the subject site will be less than 15,000
net square feet after dedications, and such Variance is required to
develop five (5) units on a site of less than 15,000 square feet. The legal
description of the site is T2S, R1E, Section 26D, Tax Lot 0402. The site
is 17,517 square feet in total area, and is in the Parker Crest
Neighborhood. Zoning is R-3 (Single Family and Multiple Family
Residential/3,000 square foot minimum lot size). Preliminarily, the project
carries the name “Hoodview Summit”, but that could change by the time
of final platting.

The site is currently vacant and appears never to have been developed
for any purpose. Existing vegetation is comprised of grasses, with no
trees or shrubs on the site. The site is basically flat and almost level, with
some minor slope to the north and east. Gross size of the subject site is
17,517 square feet. After required dedications for additional right-of-way
on both Noble Lane and Hoodview Avenue, the net site size will be
14,628 square feet. There will be no dedication on Salamo Road, as the
finished street is in place, including sidewalks, and no widening of the
right-of-way will be required.

The applicants propose to develop five (5) units in two structures on the
site. One structure will contain three (3) units, while the second structure
will contain two (2) units. All five units will be approximately the same
size (approximately 2,000 square feet) and configuration, with each unit
having three (3) bedrooms. Each unit will provide three (3) onsite parking
spaces, two in the drive-in garage and one on the driveway. There will be
no common parking area, or any area where visitors might park other
than curbside parking on local streets.

The local vicinity surrounding the site is almost completely developed with
similar attached housing along Hoodview Avenue and Noble Lane.
According to the Parker Crest Neighborhood Association, homes in the
Parker Crest neighborhood are 53% owner occupied. The applicants
propose that all five units will be rental units. They will be managed by
the applicants, who have their own property management organization,
managing several properties in West Linn and in other urban locations.

A Pre-Application Conference Meeting was held on April 6, 2017, and the
Summary Notes of that meeting are included in the application package.
Based on those Summary Notes, the following sections of the West Linn
Community Development Code are applicable to these two applications:
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Chapter 15: R-3

Chapter 55: Design Review, Class Il

Chapter 75: Variances and Special Waivers — Class | Variance
Chapter 99.060(B)

As required by the Code, a neighborhood meeting was held on June 6,
2018 at the West Linn Adult Community Center. Approximately 10
persons attended that neighborhood meeting. A complete mailing list is
included with this application package, plus a sign in sheet for the
meeting, written meeting notes taken by the applicants, and a recording
of the meeting.

A traffic study has been completed by Lancaster Engineering, the results
of which are included in their report that is included with this application
package. In addition, the project engineer, Bill Kehrli, P.E. of CWK2
Consultants, has prepared a complete set of preliminary engineering
drawings and calculations which are also part of the application package.

A public hearing is required for these applications before the West Linn
Planning Commission. The decision of the Planning Commission is final,
unless an appeal of the decision is filed in a timely manner. Any appeal
goes to the West Linn City Council.

The applicants request approval of these two applications from the City of
West Linn. Once approved, the applicants anticipate moving forward
promptly to begin site preparation and ultimate development.
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1. West Linn Community Development Code

In accordance with the items listed in the Summary Notes taken at the
Pre-Application Conference Meeting held on April 6, 2017, several
chapters of the West Linn Community Development Code must be
addressed in the application narrative to demonstrate compliance with the
various requirements, criteria, standards, and guidelines set forth in the
Notes. The following is an addressing of those appropriate and
applicable chapters of the Code.

e Chapter 15 — Single-Family and Multiple-Family Residential, R-3
156.010 PURPOSE

Comment: The intent of the R-3 zoning district is “fo provide for a
choice in housing types and is infended to implement the policies and
locational criteria in the Comprehensive Plan for high density residential
housing.” The development of the subject site will complement the
housing that already exists in the immediate vicinity of the local
neighborhood. The subject site is one of the few sites of this character
that remains undeveloped in this area of the Parker Crest Neighborhood.
The development of five (5) units on the site fits the city’s purpose to see
higher density residential development in this area of the city.

15.030 PERMITTED USES

Comment: Listed among the “PERMITTED USES” is “4. Single family
aftached residential units”. Because the applicants propose to develop
five (5) single-family attached units in two (2) structures on the subject
site, the proposed land use fits within the category to allow single-family
attached residential units on the subject site.

15.040 ACCESSORY USES
Comment: There will be no accessory uses built on the site. As such,
this standard does not apply.

15.050 USES AND DEVELOPMENT PERMITTED UNDER
PRESCRIBED CONDITIONS

Comment: The proposed use of the site is for five (5) single-family
attached residential units in two buildings. This use is not one of the uses
listed under this section. Therefore, this section does not apply to the
current application.

15.080 CONDITIONAL USES

Comment: The proposed use of the site is for five (5) single-family
attached residential units in two (2) buildings. This use is not one of the
uses listed under this section. Therefore, this section does not apply to
the current application.
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15.070 DIMENSIONAL REQUIREMENTS, USES PERMITTED
OUTRIGHT AND USES PERMITTED UNDER PRESCRIBED
CONDITIONS

Comment: The subject site, at 17,517 square feet in gross area, and

14,628 square feet in net area, after deductions.

In accordance with A.2, this gross lot size meets the standard for
minimum lot size of 3,000 square feet for each single-family unit.

The minimum front lot line or the minimum lot width at the front lot line
shall be 35 feet, and the subject site will exceed this stated minimum
(B.).

D.1. requires the front yard be 15 feet, or 20 feet for a garage. Lot
depths for this project will be in excess of 30 feet for all units.

D.2 requires interior side yards to be five (5) feet, and the site plan
illustrates that the minimum side yard setback will be 5 feet at the
southerly property line. The side yard area between the two buildings
will be 10 feet, and the side yard at the northerly property line,
adjacent to Hoodview Avenue, will be about 15 feet to the property
line and approximately 25 feet to the curbface of Hoodview Avenue. If
this is considered a side yard abutting a street (because Hoodview
Avenue bounds the site on the north side), required setback is 15 feet
according to D.3.

In accordance with D.4, rear yards must be 15 feet. As shown on the
site plan, all rear yards will be at least 20 feet, with the rear yard for
Unit #1 being the least at about 20 feet.

In E., maximum building height is to be 35 feet for attached single
family units. With each unit being three stories (including the lower
garage/recreation room, maximum height will be less than 35 feet.

F. requires that maximum lot coverage be 50 percent. With a net lot
size of 14,628 square feet, allowable coverage would be 7,300+ feet.
Based on the site plan, lot coverage is approximately 5,000 square
feet, or 2,300 square feet less than the allowable limit.

G. requires a floor area ration of not more than 0.45, nor less than
0.30. The site is not either Type | or Type Il lands. The floor area
ratio (FAR) for this site is between the minimum of 0.30 and the
maximum of 0.45.

H. requires that side walls of the structures comply with the side walk
requirements set forth in this description. The basic design prepared
by Mascord portrays side walls that are not exempt from this Chapter
(43.040.C) because all side walls are less than 20 feet from the side
lot line, the site is not steeply sloped, the basic lot (site) is more than
50 feet in width, structures are not contiguous to open space,
unbuildable area, or non-residentially zoned lands. As such, the
design is required to meet either A or B of 43.040. A. requires that the
side elevation must be divided into “distinct planes of 700 square feet
or less”, while B. requires that the sidewall shall be no higher than 22
feet measured from grade. While Mascord has designed the
structures with sidewalls higher than 22 feet, meaning that B. will not
apply, the sidewall can be separated into areas of 700 square feet or
less through the placement of windows in the sidewalls. By doing
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this, the design allows for separation into smaller spaces of less than
700 square feet.

15.080 DIMENSIONAL REQUIREMENTS, CONDITIONAL USES
Comment: Because the proposed development of five (5) attached
single family dwellings in two buildings on the subject site is not a
conditional use, this standard does not apply to this project.

15.090 OTHER APPLICABLE DEVELOPMENT STANDARDS
Comment: Atfter review of the 11 standards listed under this particular
standard, the applicant finds that the basic design either meets each of
the individual sections of the appropriate and applicable Chapters set
forth in 15.090.A., as addressed later in this narrative.

In 156.090.B., the requirement is that Chapter 55, Design Review, applies
“to all uses except detached single-family dwellings, residential homes
and residential facilities.” Because this project involves five (5) single-
family attached dwellings, Chapter 55, Design Review, is applicable. The
requirements, standards, and criteria of Chapter 55, Design Review, is
addressed later in this application narrative under 55.100.

e Chapter 55 — Design Review, Class I

Comment: Based on the Summary Notes from the Pre-Application
Conference Meeting held on April 6, 2017, one of the requirements for
this application is a Class Il Design Review. Design Review is
encompassed in Chapter 55 of the West Linn Community Development
Code (CDC), and the appropriate and applicable portions of that Chapter
are addressed as follows:

e 55,010 Purpose and Intent — General

Comment: As stated in the opening paragraph of this section, the
purpose of Design Review is “to conserve and enhance the appearance
of the City and to promote functional, safe, and innovative site
development.” Design Review seeks to ensure compatibility between
adjoining uses, the vehicular access and circulation are safe, and areas
of the City are safe, attractive and welcoming. The Design Review
process also seeks to reduce reliance on autos by encouraging other
modes of transportation.

The proposed five (5) unit development on the subject site seeks to
achieve all of the goals and objectives of Design Review and to make the
development a good addition to the City’s residential framework. By
blending in with the other already developed areas of the City, and
especially of the Parker Crest Neighborhood, this project will achieve the
purposes of the Design Review process.

e 55.020 Classes of Design Review

Comment:  As noted in the Summary Notes, this project will be subject
to the Class Il process of Design Review. This class is set forth in
55.020.B. Because the project is a “major” multi-family construction
project, the Class 1l Design Review process will apply.
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e 55,025 Exemptions

Comment: Exemptions to the Design Review process are listed under
A. through D. of this section. This proposed project does not fit any of the
exemptions listed and, therefore, is not exempt from the Design Review
process.

e 55.030 Administration and Approval Process

Comment: Under the provisions of 55.030.A., a pre-application
conference is required for a project as is proposed. A Pre-Application
Conference Meeting was held on April 6, 2017. The Summary Notes for
PA-17-13 are included in this application package, thus fulfilling 55.030.A.
55.030.B. requires that the record owner(s) of the property or the
authorized agent. Ali and Nina Ladha (Investco Realty Group) are the
record owners of the site and have signed the required application.
Robert Price, Consultant, is the planning and development consultant for
the property owners, and is authorized to sign for the owners, and to
represent the project on behalf of the owners.

e 55.060 Staged or Phased Development
Comment: This project is not planned to be developed in stages.

e 55.070 Submittal Requirements

Comment: As required under A., B., and C. the proper application
form, signed by the applicants is included, as are the Summary Notes
from the Pre-Application Conference Meeting held on April 6, 2017, and
documentation from the Parker Crest Neighborhood Association. In
accordance with 55.070.D.2, the application package includes a site
analysis, a site plan, a grading plan, architectural drawings of the
proposed two (2) structures that will contain the five (5) units, a utility
plan, and addressing of the tree issues in the Tree Technical Manual,
where necessary. Certainly, all of the items set forth in the section are
included, except any tree issues because there are no trees on the site at
the present time. In addition, samples of all exterior building materials
and colors are also included.

e 55100 Approval Standards — Class Il Design Review
Comment: As required for this section in 55.100.A., various other
Chapters of the CDC must be addressed.

1. Chapter 34 — Accessory Structures, Dwelling Units, and Uses
Comment: There are no accessory structures, units, or uses planned
for this site and the five (5) attached single family residential dwellings.

2. Chapter 38 — Additional Yard Area Required, etc.

Comment: There is no structure on the site at the present time,
resulting in 38.020, No Yard Required not being applicable to this site.
Also, 38.030, Setback from Street Centerline Required is not applicable to
this site because the three streets that bound the site (i.e., Salamo Road,
Hoodview Avenue, and Noble Lane) are finished streets and do not
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required widening. The fourth side of the site (south) is adjacent to
established dwellings.

Section 38.040, Exceptions to Yard Requirements, does not apply
because the two (2) structures that will contain five (5) dwelling units are
designed specifically for the subject site and in compliance with all
development standards. As a result, no Exceptions are necessary.

There will be no storage in the front yard of any of the five (5) units, in
accordance with 38.050, Storage in Front Yard.

As designed by Mascord, any projections into any required yards are
within the limits of allowable projections. There will be no easemenits to
allow projections into any yards.

3. Chapter 40, Building Height Limitations
Comment: This section does not apply because it has been repealed
by Ordinance 1604.

4, Chapter 42, Clear Vision Areas

Comment: Clear vision areas are required at all corners of the
property that is adjacent to an intersection. As illustrated by the Site Plan,
the location and placement of the buildings on the site will allow for any
needed and required clear vision areas at the intersection of Hoodview
Avenue and Noble Lane, or the intersection of Hoodview Avenue and
Salamo Road. This site is not within the Willamette area of the City, and,
as such, any allowance for exceptions does not apply.

5. Chapter 44, Fences

Comment: The applicants do not plan for any fences along extended
building lines between units, or around the perimeter of the site.
However, any fences constructed during or after site development will
meet the requirements of this section, particularly 44.030 and 44.050.

6. Chapter 46, Off-Street Parking, Loading and Reservoir Areas.
Comment: The Site Plan illustrates that there is no “parking area”
within the subject site. Instead, all parking will be on the site for all
residents of the five (5) units. Each unit will have two (2) off-street
parking spaces, two in the garage that is within the building, and a third
space on the driveway. Because each driveway is approximately 35 feet
in length (garage door to street), up to two vehicles could be parked on
the driveway, making for a total of four (4) vehicles parked at each unit.
However, the applicants are only planning for three vehicles for each unit.
There will be no loading area(s) for dwellings on this site, there are no
“reservoir’ area(s) on the subject site, and there are no other uses on the
site other than single family attached residential.

7. Chapter 48, Access, Egress, and Circulation

Comment: The site is bounded by three (3) public streets, Salamo
Road to the west, Hoodview Avenue to the north, and Noble Lane to the
east. Access will be taken only from Noble Lane. Each of the five (5)
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attached dwelling units will have its own access point (driveway) with
Noble Lane. This will result in Option 3 being the only access option
available to the site (48.025.B.3.c). Each driveway will be separate, and
there will be no shared driveways. The site has no potential access
points on either Salamo Road or Hoodview Avenue. Noble Lane is the
only public street that will serve as access to the subject site.

8. Chapter 52, Signs

Comment: There will be no signs on the subject site, except for
address signs. Depending on the requirements of the U.S. Postal
Service, a gang mailbox may be placed on Noble Lane for use by all five
units.

9. Chapter 54, Landscaping

Comment: At the present time, there is no landscaping on the subject
site. There are no trees on the site, and the only vegetation is grasses
that grow naturally. There is a line of arborvitae along the southerly
property line, but those appear to be located on the adjacent property.
This line of arborvitae may be useful in screening view between Unit #5
and the existing dwellings to the south.

Each unit will be landscaped by the applicants, and some individual
landscaping may be done by residents of individual units after they move
in. Street trees already exist along Noble Lane. With little area on the
site for extended landscaping, the applicants do not believe that a
landscape plan will illustrate anything more than the final construction
plans for the two structures. Any nuisance plants will be removed, and no
new nuisance plants will be planted on the site. The site will be planted in
grass for the yard areas. There are no parking areas as part of this
project that require landscaping. Overall, approximately 25% of the site
(3,657 sf of the net site area of 14,628 sf) will be landscaped in that they
will have grassy lawns, gardens, and some perimeter landscaping.

e 55.100.B Relationship to the natural and physical environment
Comment: Section 55.100.B. requires that a relationship be created

between the proposed structures and dwelling units and the natural and
physical environment. Because the site has no trees on it at the present
time, there are no heritage trees that exist. There are no tree clusters or
groves. As such, items B.1. and 2.(a and b) do not apply to the site.
Again, because there are no trees on the site, there is no need for
determination of driplines.

As stated previously, “The sife is basically flat and almost level, with some
minor slope to the north and east.” Site grading will do little to change
that topographic character. Onsite drainage, and all site-based
stormwater management, has been engineered by the project engineer to
reflect that site and preserve the basic character (565.100.B.3)

The subject site is not one that is subject to slumping, sliding, and
hazardous movement (55.100.B.4). Therefore, no specific mitigation
measures need to be taken to protect the proposed development.
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Because the site is vacant, separation between buildings is not an issue.
When the site is developed with two (2) structures containing a total of
five (5) dwelling units, separation of buildings, both on-site and off-site,
has been taken into account. There will be five (5) feet between the
southerly property line and the southerly property line of the site.
Combined with the setback for the existing dwelling structure to the south,
there will be adequate separation between buildings. Similarly, the two
(2) structures to be built on the site will have 10 feet of separation
between them. With the setback of over 15 feet between the second
structure (containing 2 dwelling units) and the right-of-way of Hoodview
Avenue, there is no issue of separation in this instance. These planned
separations will serve to provide for light, air circulation, and fire
protection (55.100.B.5).

Based on the preliminary design prepared by Mascord, the two structures
will complement the architectural style of the existing residential
structures on adjacent properties to the north, south and east. To the
north is Salamo Road, and Rosemont Middle School across Salamo
Road. While the design of the two structures reflects today’s styles and
trends, it will be both complementary and compatible with the styles that
have already been established in the Parker Crest Neighborhood. The
two structures reflect the “step down” transition from development around
it by going from larger structures to smaller ones, and finally to the
Hoodview Avenue right-of-way. The extended setback on the north side
of the site promotes the transition to a more open setting. Thus, the
transition between structures along Noble Lane and across Hoodview
Avenue is promoted by the design of the structures.

The design of the structures is not a contrasting style of architecture, but
one that is contemporary and complementary through distance between
structures, screening (on the south side along the property line), and
some minor grade variation. The size of these structures creates a scale
in relationship between the environment and the humans who will occupy
the site. The windows and the main entries reflect this scale and the
attempt to make the structures more warm and welcoming. The east
facing orientation of the structures will aid in capturing solar energy to aid
in heating of the units earlier in the day, and to promote use of shade later
in the day. Building orientation will protect from the prevalent wind
direction (from the northwest in summer and from the southwest in
winter), making the development sensitive to the local climatic conditions
(55.100.B.6).

While this project is a single family attached residential housing
development, there are no parking lots, or auxiliary parking areas. The
front facade exhibits breaks in the building line by the recessed main
entries and porch roofs, the second floor projections, and the
minimization of the garage entry through use of a single garage door for
the two indoor parking spots, lending credence to the residential nature of
the front of the buildings.
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The size of this project, five (5) units contained in two (2) separate
buildings, is not so large that there are, or need to be accessways,
courtyard type parking areas, or internal driveway and pedestrian
circulation. On a site this size, these features may not even be possible.
Because the site is only 14,628 square feet, or 0.34 acre, and the density
is five (5) units, this is a small project that may be considered an infill
project on a site that is basically surrounded by residential development.
This is a site where some neighbors questioned when or if this site would
be developed.

With the site being bounded on three sides by public rights-of-way,
building orientation is problematic. No vehicle access is proposed on
Salamo Road, for obvious reasons, meaning that access must be on
either Hoodview Avenue or Noble Lane. Because the length of frontage
on Hoodview Avenue is much less than the frontage on Noble Lane,
trying to front on and have access to Hoodview Avenue does not make
sense and would be difficult to accomplish. As such, the primary street
for this development is Noble Lane. Orienting the development inward to
Noble Lane, and being consistent with the existing development, is really
the only practical and suitable option. The location of the project site is
not conducive to public transit. Routes 35 and 154 serve the West Linn
area, but neither route is close enough to the site to make transit use a
practical consideration. Therefore, the project will be primarily auto
oriented, as is most of the residential development in the Parker Crest
Neighborhood.

The structures will be three stories in height, including the
garage/recreation area on the ground level, or less than 35 feet. With
front setback of about 35 feet, the height-to-width ratio is about 1:1. The
ratio of the existing residential structures appears to be greater than 1:1,
with two story structures and front setbacks of less than 30 feet.
However, the difference between the ratio of the existing structures and
that for the proposed structures is not significant and will not appear to be
inappropriate or out of place (55.100.B.7).

e 55.100.C Compatibility between adjoining uses, buffering, and
screening
Comment:  According to 5§5.100.C.1, “no buffering is required between
single family homes and duplexes or single-family attached units.”
Although no buffer is required, an existing line of arborvitae along the
southerly property line will serve to buffer and screen the proposed
development from that existing residential development across the
southerly property line. This stand of vegetation will provide some visual
and noise protection between similar uses, even with a 5-foot setback.
Characteristically, residential uses are not large noise generators, so this
stand of vegetation combined with appropriate setbacks, should provide
some degree of separation and protection for the two residential uses on
different but adjoining properties in terms of visual barriers and absorption
of air pollution and dust. This row of vegetation will be a good “built-in”
barrier or separator.
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e 55.100.D Privacy and Noise

Comment: Each of the five units will have a patio and rear yard area
for outdoor recreation (both passive and active), and internal fences to
separate the individual “rear yards” may be a possibility. This project
area will be separated from existing development to the south by a line of
vegetation that will add to the privacy of residents on both sides of the
property line. Since residential uses tend to be fairly passive in terms of
noise, there should be little to no conflict between the various units of this
project, and between other development areas to the north, east and
south. Lighting, both indoor and outdoor, for each unit will be minimized
to the greatest extent possible in order to provide privacy and protection
from direct lighting and glare.

e 55.100.E Private outdoor space

Comment: Each of the five units will have their own outdoor area.
These are generally considered to be “back yards” that will face Salamo
Road. These will not be shared outdoor recreation areas, nor will any
part be indoors. These outdoor areas will be spacious and will be in
areas that are fully usable in one way or another for the resident’s
enjoyment.

e 55.100.G Demarcation of public, semi-public and privates spaces
Comment: The overall plan for the subject site will result in a very
clear demarcation between public and private spaces. Being bounded by
three public streets, it is in the best interests of the applicant, and the
future residents, to keep a distinct separation between public areas on
those three sides and the private nature of single family dwellings. Some
interior fences may be constructed to separate “back yard areas”, to
provide an even greater demarcation between private spaces.

e 55100.H Public transit

Comment: The subject site is not served directly by public transit.
Unfortunately, the site is not that close to public transit. Lines 35 and 154
serve.the West. Linn area, and neither route serves this area of West Linn.
As such, public transit should not be an issue for this application.

e 55.100. Public facilities

Comment: This area of the City, and the Parker Crest Neighborhood,
is mostly built out. As a result, public facilities such as streets, water, and
sanitary sewer are already in place to serve the proposed development.
Some dedication for additional right-of-way along Hoodview Avenue and
Noble Lane may be necessary, but only for sidewalk and planter strip
purposes. The streets are already in place and are constructed curb-to-
curb Water and sanitary sewer lines are in place and are of sufficient
capacity to serve the project. Connections will be made on the Noble
Lane side of the site. There will be no rebuild or realignment of the local
streets, based on the nature of the proposed development. Storm
detention and treatment has been designed by the project engineer to
current City standards in order to provide for the needs of the site based
on the type of development proposed. This design will not create any
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~ adverse off-site impacts. Solid waste and recycling will be stored in the
individual garages, and there will be no “common” storage areas for solid
waste and recycling.

e 55100.J Crime prevention and safety/defensible space

Comment: Windows on all exterior sides of the structures will provide
good visibility in all appropriate directions. Laundry and service areas for
each unit will be interior to each unit, and there will not be common areas
that could require protection for crime prevention. Depending on the
wishes of the U.S. Postal Service, there may be either individual mail
delivery to each unit, or a “gang” mailbox structure somewhere along the
frontage of the site on Noble Lane. If there is a gang mailbox situation, it
will be located so as to be in an open area that is visible from all units,
and from existing units across Noble Lane. Exterior lighting will be
provided for and on each unit, but lighting levels, directions, and shielding
will all be taken into account when considering the location of individual
exterior lighting fixtures. It is not anticipated that there will be the need for
security fencing for utilities because there likely will not be any “bulk”
utility facilities that would be large enough for security fencing. There will
be street lighting on the streets that bound the site, to provide better
safety and crime prevention. The location of the street lights are-
illustrated on the engineer’s technical plans.

e 55100.K Provisions for persons with disabilities

Comment: The route between the main entry and the street will be
provided to make access by persons with disabilities a bit easier and
more convenient. This route to each unit will likely be up the driveway
from the street to the front entry stairs. This hard surfaced route will
make it somewhat easier for those with disabilities to access the units.

e 55100.L Signs

Comment: There will be no signs on the site, other than address
signs. No commercial activities will take place within this project site. At
most, a resident might operate a home-based business, or home
occupation, but no signs will be allowed to “advertise” or “identify” the
home-based business. There will be no “monument” sign to announce
this project, located anywhere on the site. Because the site is small, the
development will largely identify itself by virtue of its unique location on
three public streets.

e 55.100.M Utilities

Comment: Existing utilities in the local neighborhood are already
located and sized to serve the proposed development of five (5)
residential units. All utilities, whether public or private, will be buried
underground.

e 55100.N Wireless communication facilities (WCF)

Comment: There are no existing wireless communication facilities on
the subject site, and it appears unlikely that there will ever be wireless
communication facilities located anywhere on the subject site.
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o 55.100.0 Refuse and recycling standards

Comment: Because solid waste and recycling will be managed by
collection from each individual unit, receptacles will be kept in or near
each garage for ease of access. The solid waste/recycling hauler for the
local area will provide garbage and recycling bins or receptacles for use
by the individual resident, and it will be incumbent on the residents to
work within the hauler’s schedule for service to provide the receptacles
for collection or emptying. Keeping the receptacles “out in the open” on
the driveway or in a side yard, will be prohibited by the applicant.

e 55110  Site Analysis

Comment: A Site Analysis map is required for each project such as
this one. A Site Analysis has been prepared by the project engineer, and
has all of the required elements listed in A. and B.1 through 10 included in
the mapping.

e 55120 Site Plan

Comment: A Site Plan map is required for this project. The Site Plan
map has been prepared by the project engineer and contains all of the
elements listed under this subsection, from 55.120.A through H.

e 55125  Transportation Analysis

Comment: Referring to 48.025 of the CDC, it appears that this project
may not require a formal traffic impact study. As noted previously, this
project will have only one option for access control, specifically,
48.025.B.3.c. However, a Technical Memorandum, dated December 22,
2017, prepared by Lancaster Engineering has been completed for this
proejct. Because this is a small project, only 5 units, site generated traffic
should not exceed about 5+ vehicle trips per day, based on the latest
edition of the ITE Manual. This will result in about 28 total daily trips. All
five units will access Noble Lane via separate driveways, and no shared
driveways will exist. With the exception of the occasional delivery van or
truck, all vehicles associated with the proposed development will be
personal vehicles. The anticipated site generated traffic volume of about
28 vehicles per day will be far beneath the threshold of 250 trips set forth
in 85.170.B.2.c.1.C.1.

e 55130 Grading and Drainage Plans

Comment: The project engineer has prepared grading and drainage
plans as part of the technical plan set for this project. These plans meet
the requirements of the City of West Linn, including a sufficient scale,
location and extent of grading, and the like as listed in 55.130.A. through
F.

o 55140 Architectural Drawings

Comment: Architectural drawings for this project have been prepared
by Mascord, and are included with the application. These graphic
exhibits include, but may not be limited to, a Site Plan, building elevations
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and sections, and material and color boards. These architectural
drawings accurately illustrates what the project will look like.

o 55.150 Landscape Plan

Comment: No site specific landscape plan has been prepared for this
application because the site is a basic development involving only five
units in two buildings.

e 55170 Exceptions to Underlying Zone, Yard, Parking, Sign
Provisions, and Landscaping Provisions
Comment: The only “exception” being requested is a Class | variance
to allow for five (5) units to be built on a size that is slightly less than
15,000 square feet (14,628 net square feet, after deductions). Otherwise,
no exceptions are proposed to any uses in the R-3 zone, yard
dimensions, signs, or landscaping provisions. While we doubt that any
exception will be identified for this project under this section, it is likely
that any exception will be less than 20% of any required setback, or 10%
of required parking.

e 55.180 Maintenance

Comment: Because these will be rental units, the applicant will be
responsible for maintaining the site and any features, uses, etc. that are
associated with it. As the owner of other rental properties in West Linn
and other parts of the metro area, the applicant is fully aware of the need
for maintenance and the property owner’s obligation to keep up with
maintenance.

¢ Shared Open Space
Comment: There will be no shared open space within this project site.

e 55195 Annexation and Street Lights

Comment: The subject site is already within the City of West Linn, so
no new annexation activities are required. Therefore, the applicant
(developer) is not required to pay expenses for street lighting energy and
maintenance. In fact, street lights already exist on Hoodview Avenue and
Noble Lane. Nothing more is required of the applicant as a result of this
section.

o Chapter 75, Variances and Special Waivers

Comment: At 3,000 square feet per unit in the R-3 zone, the overall
site with five (5) units should be 15,000 square feet. Although the site is
currently a gross size of 17,517, in excess of 15,000 square feet, some
deductions for right-of-way along Hoodview Avenue and Noble Lane will
result in a net site size of 14,628 square feet, or just less than 15,000
square feet needed to avoid a Variance. This difference is only 372
square feet, or less than 2.5% square footage of the total required. The
two alternatives are: 1.) reduce the number of units to 4; or, 2.) apply for a
Class | Variance. The applicant has chosen to apply for a Class |
Variance for the 372 square feet that is short of the required lot area of
15,000 square feet for five (5) units. Based on 75.020.A.1., the lot area
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can be modified by up to 5% if the application meets certain
requirements. These requirements are addressed below:

a. Provides for a more efficient use of the site;

Comment: The actual difference between 4 units on 14,628 square
feet and 5 units as proposed on the same lot area is one where the land
is better utilized, the use of public utilities and services is more efficient
and those facilities are already constructed and installed, and will not be
overburdened because of 1 additional unit (75.020.A.1.a). At 4 units on
this site, the density would be 3,658 square feet per unit. If five (5) units
are developed, the density will be 2,926 square feet per unit. It would
appear that six (6) units could be accommodated on this site, but density
is limited to five (5) units.

b. Preserves and incorporates natural features into the overall
design of the project;
Comment: The site is a “left over” site that is relatively simple and
featureless. There are no trees on the site, no structures, and no
distinctive vegetation. Only grasses grow on the subject site at this time.
While the design reflects the relatively few attributes of the site, the lack
of natural features makes the site fairly bland and easy to work with
(75.020.A.1.b).

c. Does not adversely affect adjoining properties in terms of light, air
circulation, noise levels, privacy, and fire hazards;
Comment:  The site is separated from the other development areas of
the City and the Parker Crest Neighborhood, and needs to be made a
part of the local fabric. The addition of 5 units on the subject site will not
alter the lack of impacts created on adjoining properties in terms of light,
air, circulation, noise levels, privacy and fire hazards. All setbacks will be
satisfied, and the existence of a line of arborvitae along the southerly
property line will add greatly to the privacy of the nearest adjacent
dwelling, as well as air circulation, availability of light (both direct and
indirect), internal circulation, and fire hazards. As long as the plan
reflects the proper measures to insure fire protection, the site will be
better used for 5 units than 4 units (75.020.A.1.c).

d. Provides for safe vehicular and pedestrian access fo the site and
safe on-site vehicular and pedestrian circulation.
Comment: In terms of vehicular and pedestrian circulation both on-site

and off-site, there will be no difference in these access and circulation
issues for either 4 units or 5. Because there will be no difference

between any impacts for 4 units or 5 units, there is no reason under this
requirement that the Class | Variance cannot be acceptable and approved
(75.020.A.1.d). See Technical Memorandum prepared by Lancaster
Engineering.

With regard to off-street parking and number of spaces, the applicant is
proposing the full number of required spaces for 5 units, without adverse
impact to either the site or the surrounding neighborhood. All required
parking spaces will “fit” onto the subject site, resulting in no adverse
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impacts on parking for 5 units. No modification of up to 10% is being
requested, as allowed by this requirement (75.020.A.2).

No dimensional sign requirements are being varied or modified as a result
of fitting 5 units on the subject site, as opposed to 4 units, because there
will be no signs on the site other than address signage (75.020.A.3).

No landscaping plan has been prepared for the site as a whole. Rather,
landscaping will be provided for each individual unit. There is relatively
little space for larger scale landscaping. This “lot-by-lot” landscaping
approach will continue to be useful and efficient and will have no adverse
impact on adjoining property. And with regard to incorporating natural
features into the overall design of the site, there are no distinctive natural
features on the site that can be identified and incorporated into the site
plan (75.020.A.4).

e 75.020.B Class Il Variance Approval Criteria
Comment: None of this portion of the Chapter is applicable because
the Variance needed is a Class | Variance, not a Class Il Variance.

e 75.020.C Special Waivers
Comment: Because there are no “special waivers” required for this
application, this section of the Chapter does not apply.

e 75.050  Application

Comment: In accordance with the requirements of this section as
listed in A. through F., all needs have been satisfied. This variance
request is filed by the applicant who is also the property owner. It should
be noted that items B., D., and E. refer specifically to a Class Il variance.
Because this application is for a Class | Variance, these items do not
apply. As required by C., a completed application form, signed by the
applicant, has been prepared and includes a narrative addressing the
approval criteria set forth in 75.020. The required site plan is also part of
the application for the Class | Variance. This site plan is the same site
plan as prepared for the Design Review application. Finally, as required
by F., the applicant submits the required fee with this application.

e 75.060 Site Plans and Map

Comment: As required under this section, the site plan prepared for
this project is submitted with the application. This site plan contains the
information required by 75.060.B.1 and 2. 75.060.B.3 does not apply
because there is no request for a variance to building height provisions.

e Chapter 99 Procedures for Decision Making: Quasi
Judicial

Comment: Section 99.038, Neighborhood Contact Required for Some

Applications, sets forth the applications that require a neighborhood

contact. As noted in the Summary Notes of the April 6, 2017 Pre-

Application Conference Meeting, “The application requires a

neighborhood meeting per 99.038”. A neighborhood meeting with the
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Parker Crest Neighborhood Association was held on June 6, 2018. All of
the requirements for this meeting (i.e., mailed notifications, sign-in sheet,
notes from that meeting, etc. are included with this application.

Within this Chapter, 99.060.B specifies that the Planning Commission
shall have authority “fo approve, deny or approve with conditions” certain
types of applications, including Design Review, Class Il (99.060.B.2.h).
The applicant is aware of this requirement, and agrees with the
determination that this application must be reviewed in an advertise,
noticed public hearing.

Section 99.070.A specifies that certain applications can be consolidated
for review by the Planning Commission. This means that the two
applications submitted by the applicant, Class Il Design Review and
Class | Variance, will be consolidated and heard jointly by the Planning
Commission. The applicant understands this requirement, and accepts
this process.
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City of West Linn
PRE-APPLICATION CONFERENCE MEETING

SUMMARY NOTES
April 6, 2017

SUBJECT: Application for a 5 unit attached multi-family housing development and Class |
variance for lot size at 0 Noble Lane (adjacent to 20322 Noble Lane).

FILE: PA-17-13

ATTENDEES: Applicants: Investco Realty Group: Ali & Nina Ladha
Staff: Jennifer Arnold (Planning), Amy Pepper (Engineering)

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
criterin, submittal requirements, or any other planning-related items. Please note disclaimer statement below.

SITE INFORMATION:

Site Address: 0 Noble Lane (adjacent to 20322 Noble Lane) (21E26D tax lot 0402)
Site Area: 17,517 square feet

Neighborhood: Parker Crest NA

Comp. Plan: High density residential

Zoning: R-3 (Single Family and Multiple-Family Residential / 3,000 square foot

minimum lot size)

Applicable code: = CDC Chapter 15: R-3
CDC Chapter 55: Design Review- Class il
CDC Chapter 75: Variances and Special Waivers-Class | variance
CDC Chapter 99.060(B)

PROJECT DETAILS:

The proposal is to develop multi-family housing similar to the surrounding development of
Hoodview Estates. Development on this lot would require dedications along Hoodview Avenue
and Noble Lane. This dedication would adjusts the front and side property lines behind the
existing sidewalks. The applicant proposes two options for this development. Option 1: develop
one structure with 5 housing units on the one unit of land. This would require a Class | variance
to allow for 5 units on less than 15,000 sq. ft. of land. Option 2: would be to construct one
multi-family structure with 4 units to avoid the Class | variance because the site would be over
12,000 sq. ft. This development would require extension of the existing sewer line on Noble
Lane to the proposed site.

Engineering/TVFR Comments: Contact Amy Pepper at apepper@westlinnoregon.gov for
Engineering comments and Ty Darby at fdarbv@ivir.com for TVFR comments.

PROCESS:
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The application requires a neighborhood meeting per CDC 99.038. Please follow those
requirements very carefully. Contact the Parker Crest Neighborhood Association, at
ParkerCrestNA@westlinnoregon.gov

Land use applications include a Class Il Design Review (Chapter 55) and a Class | Variance
(Chapter 75). The CDC is online at http://westlinnoregon.gov/cdc.

A traffic study may be required. The applicant should verify CDC Chapter 48.025 for
requirements.

N/A is not an acceptable response to the approval criteria. The submittal requirements may be
waived, but the applicant must first identify the specific submittal reguirement and request, in
letter form, that it be waived by the Planning Manager and must identify the specific grounds
for that waiver. The waiver may or may not be granted by the Planning Director. Waivers may
also be subsequently overruled by the decision making body.

Submit the application to the Planning Department with an application form signed by the
property owner. The Class |l Design Review permit application deposit/fee is as follows: Based
on construction value (CV), less than $100,000 of CV the deposit is 4% of CV ($2,000 minimum
deposit); CV of $100,000<$500,000 the deposit is 4% of CV ($8,000 Maximum deposit); CV of
$500,000+ the deposit is $4,000 plus 4% of CV (520,000 maximum deposit); an inspection fee is
assessed for all projects with a fee of $300. An application fee for the Class | variance is $825.

Once the application and deposit/fee are submitted, the City has 30 days to determine if the
application is complete or not. If the application is not complete, the applicant has 180 days to
make it complete or provide written notice to staff that no other information will be provided.
Once the submittal is deemed complete, staff will provide notice per CDC Chapter 99. For a
standard design review application, staff will schedule a public hearing with the Planning
Commission. Appeals of the Planning Commission’s decision on a standard subdivision
application are heard by City Council.

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 proof is
on the applicant to demonstrate that all approval criteria have been met. These notes do not constitute an endorsement of the proposed
application or provide any assurance of potential outcomes. Staff responses are based on limited material presented at this pre-application
meeting. New issues, requirements, etc. could emerge as the application is developed. A new pre-application conference would have to be
scheduled one that period lapses and these notes would no Jonger be vaiid. Any changes to the CDC standords may require a different
design or submittal.

(o
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APPLICANT NOTE:
Upon completion, submit this form with your Current Planning development application

Attachment £
NEIGHBORHOOD MEETING
AFFIDAVIT OF MAILING
STATE OF OREGON ) )
C/DUW oF Q/LAQVF% ) ss

¥

. 3 5
CATY (5 WSST UNK)
‘QDF)F}KQ p , being duly sworn, depose and say that on the “’) &

day of f ‘\3&‘\; , 20 36 I caused to have mailed to each of the persons on the
_‘,’ v

attached list a ngtice of a meetmg to discuss a proposed development at O [\}Dg{, AMF’J

ﬂﬂf’ﬂ{t}\’i@\)\) . ’W\ T , a copy of which notice so mailed is attached hereto and made a part

hereof.

| further state that said notices were enclosed in envelopes plainly addressed to said persons and

were deposited on the date indicated above in the United States Post Office with postage prepaid

thereon.
fo / M/@Y
Slgnature
Subscribed and sworn to, or affirmed, before me this 50’/[2 v day of :;ﬂ) jj/} )
20 f/

ZLsz M/ (n__

el Notary Public for the Stzljef‘of - OR ﬁl’/b'ﬁ ’

LOAN THUY NGUYEN
NOTARY PUBLIC - OREGON
COMMISSION NO. 944360 County of

MY COMMISSION EXPIRES OCTOBER 28. 2019
My Commission expires: ozj M 5!/’
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APPLICANT NOTE:
Upon completion, submit this form with your Current Planning development application

NEIGHBORHOOD MEETING AFFIDAVIT OF POSTING NOTICE

A LA e INUBSTED (Z‘SQW @Q;D‘U-P
Subject Property: Tax Lot(s) 04'02—- Tax Map(s) ‘ 7-2 N KIE 5, ‘iﬁailﬂg %'2
Address or General Location: () NDB(»B LANB

Name of Applicant

b &:{_LADH& do swear or affirm that | am (represent}-the party

initiating interest in a proposed FNB ( 5\ \)NIT DB\)ELW/’\W
affecting the land located at O N(W\Ug (AM%

and that pursuant to.CQ(. 99.038 . did on the H day of /M\/ ,20 if}
personally post the notice indicating that the site may be proposed for a MSS u DES IC‘)\) Eﬁa‘ l 9\/\)
ANU A (\M ‘1 l \Mﬂl N\)E@ application.

—— Map attached showing approximate sign notice location. (check if attached)

This__ Je2/2/  dayof 3D/t 20 /2
i :
Signature

%/@
%
Subscribed and sworn to, or affirmed, before me this %2 day of (7 /wﬁé/ ‘\{

OFFICIAL STAMP No{ary Public for’{he S/ tate of
NANCY LEA GAYLORD ;
NOTARY PUBLIG - OREGON County of ﬁ W«W
COMMISSION NO. 958503 = , )
Mvcomwssrou EXPIRES FEBRUARY 01, 2021 My Commission expires: /-2 . ﬂ/, 2 Z/
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Minutes of the Meeting - Parker Crest Neighborhood

June 6, 2018 at the West Linn Adult Community Center
1180 SW Rosemont Road, West Linn

Attendance: See attached “Sign Up Sheet” — 12 people including
Ali and Nina Ladha, and Robert Price, Consultant

The meeting started at 6:00 PM on Wednesday, June 6% at the West Linn Adult
Community Center. A sign-up sheet was provided and attendees were asked to
sign in. The applicants, Ali and Nina Ladha, provided a 24” x 36” site plan, copies
of the site survey, and renderings of the proposed design of the new residential
units for review by all in attendance.

Ali Ladha explained the goal of the project, to provide 5 quality residential units
in 2 structures on the site. Each unit will be approximately 2,000 square feet in
floor area. Ali explained the layout of the units and the siting of the structures on
the 17,500 sf (approx.) site. He also explained some of the history of the site, in
which Ali and Nina are not the first to propose development of the site. For some
reasons, none of the previous development proposals moved forward.

Robert Price, Consultant to Ali and Nina Ladha, explained the process in the City
of West Linn for obtaining approval for the project. A public hearing will be held
before the West Linn Planning Commission on this application when it is
prepared, submitted, deemed complete and a hearing date is set by the city.

One of the first subjects to arise during the open discussion of the project was
whether the units would be owner occupied or renter occupied. Lynne Saphir
who, with her husband Bill, own and live in the property directly adjacent to the
east, was concerned about renters occupying the units because she felt that
renters might not be able to take care of the properties and may drive down home
values. A discussion ensued about owner-occupied versus renter-occupied units.
Ali pointed out that the goal is not to affect the existing community and they
always look for up and coming professionals families who are looking for safe
places with great schools to raise their families.

Lynne Saphir stated that she felt the site itself has not been “kept up” and she
wondered if this is indicative of how the developed site would be managed. Nina
Ladha provided a response, stating that they own several properties, not only in
West Linn but in other locations, and she personally makes sure those rental
properties are well maintained and occupied by qualified and responsible
tenants.

On street parking was also an issue. Folks in general are worried about how the
city dictates, manages and controls on street (curbside) parking. While the
Ladha’s are not able to control the on street parking, they recognize it as an issue
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in the neighborhood. The current plan is for two full sized garages for each unit,
plus a driveway of sufficient length to allow for parking of a third vehicle on the
premises, off the street. Lynne Saphir is also worried about short term parking
by contractors, workers, material suppliers, etc. and how parking would be
managed during the construction period.

Angela Sullivan expressed a concern that the design of the new units, while
current and contemporary in its design, may not fit with the rest of the
neighborhood design. Gregg Creighton, a local resident and an architect in his
own right, stated that the design reflected the current trends and styles.

Robert Price provided a brief discussion of public facilities and services to the
site, and that all existing facilities and services are of adequate size, capacity, and
general service levels to provide for the proposed 5 new residential units.

There were no other concerns for views expressed by others.

Nina Ladha wrapped up the meeting by stating that she would lead a short tour of
local properties they owned, in order to demonstrate that the Ladha’s are good,
conscientious property owners and landlords. Lynne and Bill Saphir agreed that
they would like to see Ali and Nina’s properties.

The meeting concluded at approximately 7:10 PM.
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ParkerCrestNA@westlinnoregon.gov

BMove to inhox More

tome

Greetings,

Twas at City Hall today to speak with the planners about the parce! of land on Hoodview Ave, that we have been discussing.
Based on our previous phone call, it's my understanding that this is the same parcel of land that the Parker Crest NA discussed
different applicant. {t is my understanding that if the application is substantially the same as the previous application and the 18
association meeting is sufficient and a new meeting is not needed.

The planner that | spoke with is Peter Spir.

Please let me know your thaughts on the matter.

Best regards, Bill R

From: INVESTCO REALTY GROUP [mailto:invesicorsaltvaroun@amail.co

Bent: Tuesday, October 17, 2017 11:38 AM

To: wrelyea <wrgo) oon et
Subject: Re:

arker Crest Neighborhood Association meeting

ALI LADHA <investcoreaitygroup@gmail. com>
to William

Bill
Thanks for the info. | did confirm but they need documentation or written record of the previous meeting. Can you email me som:

Thanks
Ali, Nina Ladha

LYY [ OCUNR - BN RSO Y S T SN R
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City Of West Linn
22500 Salamo Rd #600
West Linn, OR 97068

Willamette Christian Ch Of West Linn

3153 S Brandywine Dr
West Linn, OR 97068

Jochen Moskopp
7241 Anakua St
Honolulu, HI 96825

Daniel Shockley
20407 Hoodview Ave
West Linn, OR 97068

Meredith Smith
20437 Hoodview Ave
West Linn, OR 97068

Holzer Alan M Trustee
20463 Hoodview Ave
West Linn, OR 97068

Kathleen Sweeney
20653 Noble Ln
West Linn, OR 97068

Kara Jacobs
20671 Noble Ln
West Linn, OR 97068

Daniel Killam
20687 Noble Ln
West Linn, OR 97068

Diane Glanville
81823 Prism Dr
Laquinta, CA 92253

Roic Cascade Summit LLC
8905 Towne Centre Dr Ste 108
San Diego, CA 92122

Aaron Davison
18747 SW Martinazzi Ave
Tualatin, OR 97062

Nicole Winters
20365 Hoodview Ave
West Linn, OR 97068

Dinesh Jain
4782 Coho Ln
West Linn, OR 97068

George Glass
20445 Hoodview Ave
West Linn, OR 97068

Craig Tiffany
20635 Noble Ln
West Linn, OR 97068

Todd Hammans
20665 Noble Ln
West Linn, OR 97068

David Durocher
20677 Noble Ln
West Linn, OR 97068

Rene Duboise
20691 Noble Ln
West Linn, OR 97068

Marius Muresan
20652 Noble Ln
West Linn, OR 97068
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Thomas Finn
9010 Terrace Falls Dr
Soddy Daisy, TN 37379

Dnj Properties LLC
1754 Willamette Falls Dr
West Linn, OR 97068

Clyde Fladwood
20377 Haodview Ave
West Linn, OR 97068

Douglas Yerke
20423 Hoodview Ave
West Linn, OR 97068

Thomas Morgana
4091 Ridge Ct
West Linn, OR 97068

Lisa Wood
2860 White Salmon Ct
West Linn, OR 97068

Joshua Anderson
20667 Noble Ln
West Linn, OR 97068

Valerie MacDonald
20683 Noble Ln
West Linn, OR 97068

Steven Devault
20697 Noble Ln
West Linn, OR 97068

Jennifer Harmon
20642 Noble Ln
West Linn, OR 97068



David Dunne
20636 Noble Ln
West Linn, OR 97068

Jeffrey Marston
Psc 559 Box 5143
Fpo Ap, 96377

Prime Rental Properties LLC
9334 SE Hunters Biuff Ave
Happy Valley, OR 97086

Lisa Wood
2860 White Salmon Ct
West Linn, OR 97068

Kevin Fode
PO Box 3751
Tualatin, OR 97062

Juan Quintero
PO Box 361372
Los Angeles, CA 90036

Joanne Hatch
20504 Noble Ln
West Linn, OR 97068

Juan Quintero
PO Box 361372
Los Angeles, CA 90036

Brandon Bourbonais
20458 Noble Ln
West Linn, OR 97068

Stephen Laidlaw
20420 Noble Ln
West Linn, OR 97068

Shane Weston
20624 Noble Ln
West Linn, OR 97068

Pamela Ohare
PO Box 365
West Linn, OR 97068

Prime Rental Properties LLC
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

William Kammerer
20568 Noble Ln
West Linn, OR 97068

Karen Carnay
20528 Noble Ln
West Linn, OR 97068

Crawford Rita R Trustee
20512 Noble Ln
West Linn, OR 97068

Richard Heath
20502 Noble Ln
West Linn, OR 97068

Ali Ladha
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

Mathew Prentice
20444 Noble Ln
West Linn, OR 97068

Alexander Dong
20416 Noble Ln
West Linn, OR 97068
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Allison Pennell
20616 Noble Ln
West Linn, OR 97068

Lawrence Ash

801 S Winchester Blvd #5102

San Jose, CA 95128

Meston Dianne L Trustee
20576 Noble Ln
West Linn, OR 97068

Caesar Malvar
20556 Noble Ln
West Linn, OR 97068

Robert Savelich
20524 Noble Ln
West Linn, OR 97068

Mark Thompson
PO Box 247
Marylhurst, OR 97036

Barbara Fast
20496 Noble Ln
West Linn, OR 97068

Ali Ladha
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

Ali Ladha
9334 SE Hunters Bluff Ave
Happy Valley, OR 97086

David Blakeslee
20408 Noble Ln
West Linn, OR 97068



Kelly Sina
20398 Noble Ln
West Linn, OR 97068

Thomas Morgana
4091 Ridge Ct
West Linn, OR 97068

John Moede il
4019 SW Stephenson
Portland, OR 97219

Candace Hamilton
20315 Noble Ln
West Linn, OR 97068

James Caliva
20339 Noble Ln
West Linn, OR 97068

Elizabeth Lampson
20355 Noble Ln
West Linn, OR 97068

Joshua Tschirgi
20385 Noble Ln
West Linn, OR 97068

Mary Jo Cartasegna
20425 Noble Ln
West Linn, OR 97068

Elizabeth Crawford
5800 SE Aldercrest Rd
Milwaukie, OR 97267

Kenneth Graap
PO Box 386
Marylhurst, OR 97036

Susan Kelly
2550 Kensington Ct
West Linn, OR 97068

Lawrence Heinrichs
20362 Noble Ln
West Linn, OR 97068

Bkr Investment Group LLC
17933 NW Evergreen Pkwy Ste 300
Beaverton, OR 97006

Amy Cook
20321 Noble Ln
West Linn, OR 97068

Mollie Giles
20343 Noble Ln
West Linn, OR 97068

Kevin Segura
20367 Noble Ln
West Linn, OR 97068

Neelam Jain
20393 Noble Ln
West Linn, OR 97068

Jennifer Moore
20431 Noble Ln
West Linn, OR 97068

Rainer Schmueckle
Bopserwaldstrasse 34
Stuttgart, 70184

Double S Investment Properties LLC
20569 Noble Ln
West Linn, OR 97068
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Sambath Chao
20386 Noble Ln
West Linn, OR 97068

Lewis Dean
20350 Noble Ln
West Linn, OR 97068

William Saphir
20322 Noble Ln
West Linn, OR 97068

Stephen Heinsch
20327 Noble Ln
West Linn, OR 97068

Scott Brandt
20349 Noble Ln
West Linn, OR 97068

Robert Wagner
20371 Noble Ln
West Linn, OR 97068

Gregg Creighton
20413 Noble Ln
West Linn, OR 97068

Braden Wheeler
20447 Noble Ln
West Linn, OR 97068

Antonio Fernandez
20559 Noble Ln
West Linn, OR 97068

Julian Garcia
20573 Noble Ln
West Linn, OR 97068



Randi King
20575 Noble Ln
West Linn, OR 97068

Susan Molnar
20589 Noble Ln
West Linn, OR 97068

B Garber
20464 Hoodview Ave
West Linn, OR 97068

Abolfazl Shahbazi
20438 Hoodview Ave
West Linn, OR 97068

Alexa Johnson
20406 Hoodview Ave
West Linn, OR 97068

Tribou Thomas R Trustee
352 S Dubois Rd
Ariel, WA 98603

Cindy Self
1563 Highland Dr
Lake Oswego, OR 97034

Pamela Dalmolin
20288 Hoodview Ave
West Linn, OR 97068

Salamo Terrace Homeowners Assn

E

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068

Peter Storli
20579 Noble Ln
West Linn, OR 97068

Willem Beltman
20593 Noble Ln
West Linn, OR 97068

Burton Levin
11989 SW Lausanne St
Wilsonville, OR 97070

Timothy Ferguson
20426 Hoodview Ave
West Linn, OR 97068

Lori Pankratz
20394 Hoodview Ave
West Linn, OR 97068

Gregg McElhinney
2425 SW Gregory Dr
West Linn, OR 97068

Doug Gavrich
761 Fairwood Crescent Dr
Woodburn, OR 97071

Cunha Marlene L Trustee
20282 Hoodview Ave
West Linn, OR 97068

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068
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Patricia Kool
20581 Noble Ln
West Linn, OR 97068

Kleth Miller
20595 Noble Ln
West Linn, OR 97068

Ball Jocelyn Jean Trustee
20440 Hoodview Ave
West Linn, OR 97068

Tath Rautio
20414 Hoodview Ave
West Linn, OR 97068

Maureen Darrow
8427 SW Lafayette Way
Wilsonville, OR 97070

Jared Smith
3097 W 2nd St
Washougal, WA 98671

Min Lu
2020 NW Northrup St Apt 215
Portland, OR 97209

Matthew Eriksen
20276 Hoodview Ave
West Linn, OR 97068

Hoodview Estates LLC
3563 Vista Ridge
West Linn, OR 97068

Salamo Terrace Homeowners Assn



Retail Opportunity Investments Corp
8895 Towne Centre Dr Ste 113
San Diego, CA 92122

Jillian Smith
20749 Viewpoint Rd
West Linn, OR 97068

David Lavares
20711 Viewpoint Rd
West Linn, OR 97068

Ralph Preligera
20736 Viewpoint Rd
West Linn, OR 97068

Jeffrey Maiden
12690 SE Crest Dr
Happy Valley, OR 97086

Cameron McMinn
20790 Viewpoint Rd
West Linn, OR 97068

Koss Brod Goaodrich & Assoc Inc
22400 Salamo Rd #204
West Linn, OR 97068

Kenneth Kuntz
20763 Viewpoint Rd
West Linn, OR 97068

Chidi Odiah
PO Box 1967
Lake Oswego, OR 97035

Uzuegbunam Uju Miriam Trustee
413 Dewey St
Oregon City, OR 97045

Chidi Odiah
PO Box 1967
Lake Oswego, OR 97035

Eric Ludwig
20774 Viewpoint Rd
West Linn, OR 97068

Suzanne Anderson
20798 Viewpoint Rd
West Linn, OR 97068
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Heather Bengtson
20751 Viewpoint Rd
West Linn, OR 97068

Ying Zhang
15 Masaryk St
Lake Oswego, OR 97035

Lindsey Phelps
20724 Viewpoint Rd
West Linn, OR 97068

Jeffrey Maiden
12690 SE Crest Dr
Happy Valley, OR 97086

Jordan Marona
20786 Viewpoint Rd
West Linn, OR 97068

Hoodview Townhomes Owners Assn
PO Box 130
Lake Oswego, OR 97034



May 16, 2018

From: Ali and Nina Ladha
Investco Realty Group

Subject: Neighborhood Review Meeting for Proposed Development at 20590 Noble
Lane in West Linn (T2S, R1E, Section 26D, Tax Lot 0402)

Dear Neighbor:

Ali and Nina Ladha of Investco Realty Group, owners of the property located at 20590 Noble Lane, in the
R-3 District (Single Family Residential and Multiple Family Residential / 3,000 square foot min. lot size),
are proposing to develop the property with a five (5) unit attached residential development. The existing
17,517 square foot (0.40 acre) property is currently undeveloped. The property is of a size to allow
development of five (5) units in a row house configuration. This development proposal is similar to one
that was previously considered by the Parker Crest Neighborhood a year or so ago. So, prior to
submitting a current application to the City of West Linn, we wish to give you the opportunity to discuss .
this project with us.

The purpose of this meeting is to provide a forum for the applicant and surrounding property owners and
local residents to review the proposal and to identify any issues that may need to be considered before
the formal application is submitted to the City of West Linn. This meeting gives you the opportunity to
share any special information you know about the property involved, or ask questions about the
development review process. We will attempt to answer any questions which may be relevant to meeting
the development standards consistent with West Linn’s Community Development Code (CDC). A
Variance may be necessary, depending on the final configuration and design of the proposed residential
units.

Pursuant to Chapter 99.038 of the West Linn Community Development Code, you are invited to a
meeting:

Date and Time: Wednesday, June 6, 2018, from 6:00 to 7:00 PM
Location: West Linn Adult Community Center
Address: 1180 Rosemont Road West Linn, OR 97068

Please note that this meeting will be an informational meeting on the preliminary development plan. This
plan may ultimately be revised prior to submittal to the City. Depending on the type of land use action
required for this particular application (a Type Il process), you may receive official notice from the City of
West Linn for you to participate with written or verbal comments provided to city staff, or a public hearing
before the West Linn Planning Commission.

We look forward to more specifically discussing our proposal with you. Please feel free to call or e-mail
us with any questions or comments at 503-720-0021,0r our Planning Consultant Robert Price at
503-807-4009.

Sincerely,

Ali and Nina Ladha
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PORTLAND AIRPORT
7640 NE AIRPORT WAY
PORTLAND
OR
97238-9099
4067540039
05/1b/2018 (800)275-8777  3:54 PM

Product Sale Final
Description Qty Price
First-Class i $0.50
Mail
Letter

(Domestic)

(WEST LINN, OR 97088)
(Meight:0 Lb 0.20 0z2)
(Estimated Delivery Date)
(Friday 05/18/2018)

Certified 1 $3.45
(@BUSPS Certified Mail #)
(70180360000115189000)

First-Class 1 $1.15
Intl
Letter

{(International)

(Germany?

(Weight:0 Lb 0.20 02

Total C$5.10

Debit Card Remit'd $5.10
(Card Name;VISA)
{Account #:00000000000(0429)
(Approval #: ),
{(Transaction #.:037)
(Receipt #:007713)
(Debit Card Purchase:$5.10)
(Cash Back:$0.00)
{(Entry Mode;Chip)
{ALID:AC0OQ000930840)
{Application Label:US DEEIT)
(PIN:Verified by PIN)
{Cryptogram: 8361FEASTESB2F1C)
{ARC:00)
{CVR:420000)
{TAD :08010A03602400)
(TSI:6800)
{TVR: 8000048000

Text your tracking number to 28777
{2USPS) to get the latest status.
ataiddrd Message and Data rates mav
apply. You may also visit www.usps.com
USPS Tracking or call 1-800-222-1811.

In a hurrv? Self-service Kiosks offer
quick and easy check-oul. Amy Retail

Asaonimts can chow vras b

?DZLB 03L0 000 lSLvB 5000

Cortied Mail Fes By b

EIRY

[ Return Recalpt (sl

Exlra Sorvices & Feas {oheok hox, acd fea af FROPRTRe)
[0 fretum Rensipt (hardoopyy
1)

j;wvssm‘m-”

5 LA

[} Certitiad Mail Restricted Dutivery  § FU L

7] At Signative Required

[ Acult Signature Restricted Delivery 8

g SO0

Postage 1,50

3
‘Total Postage and %Ss o
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Technical Memorandum
LANCASTER

To: Al Ladha ENGINEERING
[avestco Realty Group LLC 321 W 4th Ave,, Suite 400
3§ Porfland, OR 87204
From: Daniel Stampf, EI phone: 503.248.0313
William Farey, PE fax: §03.248.9251
lancasterengineering.com

Date: December 22, 2017

Subject:  Hoodview Avenue Townhouses — Transportation Seudy

Introduction

This memorandam reports and cvaluates the transportation impacts related to the proposed Hoodview
Avenue Townhouses, located at 20110 Hoodview Avenue in West Linn, Oregon. The proposed development
will include the partitioning and development of a single property into five townhomes.

The purpose of this memorandum is to examine the projected trip generation of the proposed development
and assess the safety and operation of nearby intersections and vicinity roadways,

Location Description

Project Site Description

The project site is located south of Hoodview Avenue, east of Salamo Road, and west of Noble Lane in West
Linn, Otegon. The site includes a single tax lot, lot 402, which encompasses an approximate total of 0.40
acres. The site is currently undeveloped; however, frontage improvements along adjacent roadway segments
are in place. Access berween the site and the greater transportation system will be provided via driveways
along Noble Lane.

Vicinity Roadways

The proposed development is expected to predominantly impact the following four nearby vicinity roadways:
Salamo Road, Packer Road, Hoodview Avenue, and Noble Lane. Table 1 provides a descripdon of each of
the vicinity roadways.
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Table 1 Vicinity Roadway Descriptions
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Vicinity Intersections

The intersection of Salamo Road at Hoodview Avenue is a three-legged intersection that is stop-controlled
for the westbound approach of Hoodview Avenue. The northbound approach has one shared lane for all
turning movements and a bicycle lane to the right of the standard travel lane. The southbound approach has
one left-turn lane, one through lane, and a bicycle lane to the right of the outermost standard travel lane. The
westbound approach has one shared lane for all turning movements. Crosswalks are unmarked across all

three intersection legs.

The intersection of Parker Road at Noble Lane is a four-legged intersection that 1s stop-controlled for the
northbound and southbound approaches. The northbound and southbound approaches each have one
shared lane for all turning movements. The eastbound and westbound approaches of Parker Road have one
left-turn lane, one shared through/right-tutn lane, and a bicycle lane to the tight of the outermost standard
travel lane. Crosswalks are unmarked across all four intersection legs.

Figure 1 presents an aerial image of the nearby vicinity with the project site outlined in yellow.
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Figure 1: Aerial Photo of Site Vicinity (Image from Google Earth)

Trip Generation

The proposed Hoodview Avenue Townhouses includes the construction of five townhouses, each of which
will have three floors. To estimate the number of trips that will be generated by the proposed development,
teip rates from the TRIP GENERATION MANUAIL! were used. Data from land-use code 221, Mautifamily
Housing (Mid-Rise), was used to estimate the proposed development’s trip generation of the site based on the
number of dwelling units.

The trip generation calculations show that the proposed development is projected to generate 2 morning peak
hour, 2 evening peak hour, and 28 average weckday site trips. The trip generation estimates are summarized
in Table 2. Detailed trip generation calculations are included as an attachment to this study.

Institute of Transportation Engineers (ITE), TRIP GENERATION MANUAL, 10% Editon, 2017.
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Table 2 ~ Trip Generation Summary

o
N
(o 4]

Proposed Development 221 5 units 1 1 2 1 1

Safety Analysis

Using data obtained from the Oregon Department of Transportation’s (ODOT) Crash Analysis and
Reporting Unit, a review was performed for the most recent five years of available crash data (January 2011
through December 2015) at the neatby intersections of Salamo Road at Hoodview Avenue and Parker Road
at Noble Lane, and along the nearby roadways of Hoodview Avenue and Noble Lane. The crash data was
evaluated based on the number of crashes, the type of collisions, and the severity of the collisions at the
neatby transportation facilities.

The intersection of Salamo Road at Hoodview Avenue had one repotted crash duting the analysis period.
The crash was a rear-end collision involving two northbound passenger cars. The crash was classified as
“Property Damage Only” (PDO).

No other crashes were reported within the immediate site vicinity. Due to the low number of crashes and the
low severity of collisions, there do not appear to be any significant safety hazards at the nearby transportation
facilides. Furthermore, based on site observations, no design deficiencies which would impact the safety of
the area roadways and intersections were noted. Accordingly, no safety mitigation is necessary or
recommended.

Detailed information about crashes and crash reportts for the neatby roadways and intersection are included
as an attachment to this memorandum.

Operational Analysis

Intersection Copacity

To determine if the nearby transportation facilities can adequately accommodate future trips to and from the
proposed development in addition to the existing uses within the site vicinity, peak hour observations of
traffic conditions were conducted. Traffic observations were conducted at the intersections of Salamo Road
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at Hoodview Avenue and at Parker Road at Noble Lane during the morming and evening peak periods on
Thursday, December 7%, 2017, from 8:15 AM to 8:40 AM and from 4:30 PM to 4:55 PM, respectively.

The level of service (LOS) of an intersection can range from LOS A, which indicates little or no delay
experienced by vehicles, to LOS F, which indicates a high degree of congestion and delay. The City of West
Linn requires unsignalized intersections operate at LOS D or better along non-arterial facilities. Detailed T.OS
descriptions are included as an attachment to this memorandum.

The intersection of Salamo Road at Hoodview Avenue was observed having less than 5 vehicles enter the
intersection from the minot-street approach of Hoodview Avenue over the course of approximately 15
minutes during the moming peak period and 10 minutes during the evening peak period. Observed queuing
on the minot-street approach never exceeded more than 1 vehicle during either peak period. Traffic volumes
along Salamo Road were observed to be at light to moderate levels and in a state of free-flow during both
peak periods. Gaps to enter the major-street traffic stream from the minor-street approach were available
within an average control delay of 10 to 15 seconds during either peak period. Accordingly, the intersection
was estimated to currently operate at LOS C or better duting both peak periods.

The intersection of Parker Road at Noble Lane was observed to have 5 or less vehicles enter the intersection
from the minot-street approach of Noble Lane over the course of approximately 10 minutes during the
morning and evening peak periods. It should be noted that the notthbound driveway approach opposite of
Noble Lane was observed to serve twice as many enteting vehicles during the morning peak period and the
same number of entering vehicles during the evening peak period as Noble Lane. Observed queuing on the
minor-street approach of Noble Lane never exceeded more than 1 vehicle during either peak period while the
northbound driveway approach was observed to have queues of up to 2 vehicles during the morning peak
period and queues of 1 vehicle duting the evening peak period. Traffic volumes along Parker Road were
observed to be at light levels and in a state of free-flow during both peak periods. Gaps to enter the major-
street traffic stream from the highest delay minot-street approach were available within an average control
delay of 5 to 10 seconds during the motning peak period and 10 to 15 seconds during the evening peak
period. Accordingly, the intersection was estimated to currently operate at LOS A during the moring peak
period and at LOS C or better during the evening peak period.

"The results of the capacity observations indicate that the intersections of Salamo Road at Hoodview Avenue
and Parker Road at Noble Lane operate acceptably during the weekday morning and evening peak periods
under existing conditions. Based on the low volumes of additional weekday morning and evening peak hour
trips expected to be added to the transportation systemn, the intersection is projected to continue operating
acceptably by the build-out year of the site. No mitigation is necessary or recommended with regard to
intersection capacity or operation as part of the proposed development.
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Roadway Capacity

To ensure the vicinity roadways of Hoodview Avenue and Noble Lane will operate acceptably upon build-out
of the proposed development, an assessment of current and future roadway volumes was conducted.
Typically, local residential strects are designed and expected to serve traffic volumes that are less than 1,500
vehicles per day. Volumes above this threshold can affect the safety and livability of the street and
surrounding neighborhood.

Noble Lane and Hoodview Avenue currently serve approximately 81 two-stoty townhouses and 81 three-
story townhouses. According to the TRIP GENERATION MANUAL, land-use code 220, Mulisfamily
Housing (Low-Rise), is described as “..apartments, townhouses, and condominisns located within the same building with at
least three other dwelling unit and that have one or fwo levels (floors)” whereas land-use code 221 is described as
“...apariments, townhonses, and condominiums located within the same butlding with at least three other dwelling units and that
have between three and 10 levels (floors).” Based on these land-use descriptions as well as the trip generation
methodologies described in the T7p Generation section, the 162 existing townhouses are estimated to cutrently
generate 1,032 weekday trips. Upon build-out of the proposed development, an additional 28 weekday trips
will utilize these roadways, an increase of approximately 2.7 percent, for a total of 1060 trips. Since the total
daily trips generated by the existing and proposed uses are below the desirable local street carrying capacity of
approximately 1,500 vehicles per day for a single roadway, it is expected that the both roadways will operate
safely, and the proposed development will not have a significant impact on the livability of the surrounding
neighborhood.
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Requirement of a Full Traffic Impact Analysis

Per the City of West Linn Community Code Section 85.170.B.2 — Traffic Impact Analysis (TIA), 2 TIA is
required when the following conditions apply:

1) The development application involves one or more of the following actions:

(A) A change in soning or a plan amendment designation; or

(B) Any proposed development or land use action that ODOT states may have operational or safety concerns along a
State highway; and

(C) The development shall canse one or more of the following effects, which can be determined by field connts, site
observations, frajfic impact analysis or study, field measurements, crash bistory, Institute of Transportation
Eingineers Trip Generation mannal; and information and studies provided by the Jocal reviewing jurisdiction
and/or ODOT:

(1) An increase in site traffic volume generation by 250 average daily irips (ADT) or more (or as required by
the City Eingineer); or
(2) An increase in use of adjacent sireets by vehicles exceeding the 20,000-pound gross vehicle weights by 10

vebicles or more per day; or

(3) The location of the access driveway does not meet minimum intersection sight distance requirements, or is
located where vebicles entering or leaving the property are restricted, or such vebicles quene or hesitate on the
State bighway, creating a safety hazardy or

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

(5) A change in internal iraffic patterns that may canse safety problems, such as backup onio the highway or
traffic crashes in the approach area.
Criterion A

The proposed development application does not change the zoning of the subject property or a plan
amendment designation. Accordingly, Criterion A is not met.

Criterion B

The proposed development is projected to generate a low number of additional site trips and is located over a
mile driving distance away from the nearest ODOT facility. Therefore, the proposed development is expected
to have minimal impacts to ODOT facilities whereby Criterion B is not met.
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Criterion C

Regarding Criterion C, the proposed development (7) generates less than 250 additional average daily trips, (2)
is not expected to generate heavy vehicle traffic, (3) provides adequate sight distance at individual lot
driveways and existing nearby public intersections, (4) meets adequate access spacing standards, (5) and will
not change internal traffic patterns or the residential nature of the surrounding area. Accordingly, Criterion C

is not meet.

Based on an evaluation of the City of West Linn’s Community Code, a full TTA is not required for approval
of the proposed development application.

Conclusions

Due to the low number of crashes and the low severity of collisions, there do not appear to be any significant
safety hazards at the nearby transportation facilities. Furthermore, based on site observations, no design
deficiencies which would impact the safety of the area roadways and intersections were noted. Accordingly,

no safety mitigation is necessary or recommended.

The mntersections of Salamo Road at Hoodview Avenue and Parker Road at Noble Lane currently operate
acceptably during the weekday morning and evening peak periods. Based on the low volumes of additional
weekday morning and evening peak hour trips expected to be added to the transportation system, the
intersection is projected to continue operating acceptably by the build-out year of the site. No mitigation is
necessary or recommended with regard to intersection capacity or operation as part of the proposed

development.

The total daily trips generated by the existing and proposed uses ate projected to be below the desirable local
street carrying capacity of 1,500 for a single roadway. Accordingly, upon build-out of the proposed
development it is expected that the two roadways of Hoodview Avenue and Noble Lane will operate safely
and will not have a significant impact on the livability of the surrounding neighborhood.

Based on an evaluation of the City of West Linn’s Community Code, a full Transportation Impact Analysis is
not requited for approval of the proposed development application.

1f you have any questions tegarding this technical memorandun, please don’t hesitate to contact us.
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TRIP GENERATION CALCULATIONS
Proposed Development

Land Use: Multifamily Housing (Mid-Rise)
Land Use Code: 221
Setting/Location General Urban/Suburban
Variable: Dwelling Units
Variable Value: 5

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 0.36 Trip Rate: 0.44
Enter Exit Total Enter | Exit Total
D..lre?tlor.]al 26% 749 ere?tlor}al 61% 390%
Distribution Distribution
Trip Ends 1 1 2 Trip Ends 1 1 2
WEEKDAY SATURDAY
Trip Rate: 5.44 Trip Rate: 491
Enter | Exit Total Enter | Exit Total
D}x’@f:tl()r}ﬁl 50% 50% D‘xre?nm‘lai 50% 50%
Distribution Distribution
Trip Ends 14 14 28 Trip Ends 12 12 24

Source: TRIP GENERATION, Tenth Edition
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TRIP GENERATION CALCULATIONS

Existing Residential Uses

Land Use: Multifamily Housing (L.ow-Rise)

Land Use Code: 220

Setting/Location General Urban/Suburban

Variable: Dwelling Units
Variable Value: 81

AM PEAK HOUR PM PEAK HOUR

Trip Rate: 0.46

Trip Rate: 0.56

Enter | Exit Total Enter | Exit Total
D‘.I.I‘C'Ctl()t:lal 23% 7% D'1.re<‘:t101'ml 63% 379
Distribution Distribution
Trip Ends 9 28 37 Trip Ends 28 17 45
WEEKDAY SATURDAY
Trip Rate: 7.32 Trip Rate: 8.14
Enter | Exit Total Enter Exit Total
D‘lre%:n oleal 50% 50% D'II‘GE:UOI'lal 50% 50%
Distribution Distribution
Trip Ends 296 296 592 Trip Ends 330 330 660

Source: TRIP GENERATION, Tenth Edition
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TRIP GENERATION CALCULATIONS
Existing Residential Uses

Land Use: Multifamily Housing (Mid-Rise)
Land Use Code: 221
Setting/Location General Urban/Suburban
Variable: Dwelling Units
Variable Value: 81

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 0.36 Trip Rate: 0.44
Enter Exit Total Enter Exit Total
D.lre?‘tl()l'lal 26% 749 D‘.u‘e.ctlo]'lal 61% 39%
Distribution Distribution
Trip Ends 8 21 29 Trip Ends 22 14 36
WEEKDAY SATURDAY
Trip Rate: 5.44 Trip Rate: 491
Enter Exit Total Enter Exit Total
pl.]fﬁf:thI:lﬂ] 50% 50% Dllre(.:txml]al 50% 50%
Distribution Distribution
Trip Ends 220 220 440 Trip Ends 199 199 398

Source: TRIP GENERATION, Tenth Edition
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PRELIMINARY STORM DRAINAGE REPORT

HOODVIEW SUMMIT

Purpose 7

The purpose of this analysis is to:

> Describe existing and proposed site conditions.

Introduction/Project Overview B

This report addresses the storm drainage impacts associated with the Hoodview Summit
development. This property occupies approximately 0.34 acres (after proposed right-of-
way dedications) and resides in City of West Linn, Oregon. Private improvements are

- anticipated to include five attached single family residences, driveways, wet and dry
utilities, and lot grading for the proposed residences.

_ | Existing Conditions

The site is currently vacant and is covered by low quality landscaped grasses and low-
lying shrubs. Well established street trees exist along Salamo Rd., and smaller street
trees are present at the north and east end of the site along Hoodview Ave., and Noble Ln.
The site is bordered to the north, south and east by existing single family attached
residences. The site is further bordered to the west, north, and east by Salamo Rd,
Hoodview Ave., and Noble Ln. which is fully built-out with sidewalks. The site currently
slopes from the south to the north with an average slope of 5 percent. (See appendix A:
Existing Conditions Plan). All existing storm water runoff appears to either infiltrate into _
the soil or runoff to Hoodview Ave. or Noble Ln.

Proposed Conditions

The proposed Hoodview Summit development consists of five new single new residences.
No street frontage improvements are anticipated to be required since Salamo Rd.,
Hoodview Ave., and Noble Ln is fully built-out with sidewalks. Stormwater runoff
associated with the new residences will be directed towards the public storm system in
Noble Lane. (See appendix A: Storm Sewer Plan). Water quality will be managed via the
existing storm water facility which was constructed for this neighborhood at the south end
of Viewpoint Drive.
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| Conclusions

e Storm water will be managed per City of West Linn’s storm water standards.
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Appendix A:

Existing Conditions Plan

Preliminary Stormwater Plan
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PROPOSED STORM LINE & MANHOLE
PROPOSED STORM LINE & CLEANOUT
PROPOSED SANITARY LINE & CLEANOUT

©  PROPOSED SANITARY LINE & MANHOLE
®  PROPOSED WATERLINE & VALVE
m AREA / DITCH INLET CATCH BASIN
CG-30 STYLE CATCH BASIN
STORM LATERAL DATA
LAT | STREET INV. EL. @ | INV. EL. DEPTH
NO. | sTamon |LENGTH|SIZE MATERIAL curs | @ pLuc | SLOPE | @ pLuc
1T | 1444.43 | 19.80° | 4 ASTM C-900 200.39 | 200.79 | 0.0200 | 2.2
2 | 1+66.98 | 19.91 | 4 ASTM C-900 20201 | 20241 | 0.0200| 2.1
3 | 2+01.01 | 19.94 | 4" ASTM C—900 20446 | 20486 | 0.0200| 21
4 | 2+2501 | 19.95 | 4" ASTM C—900 206.18 | 20658 | 0.0200] 1.9’
5 | 2+49.01 | 19.98° | 4" ASTM C-900 207.64 | 208.04 | 0.0200| 15

BACKFILL NOTE:
PIPES UNDER PAVED SURFACES REQUIRE GRANULAR
BACKFILL. FOR PIPES OUTSIDE PAVEMENT, NATIVE
BACKFILL IS PERMITTED, UNLESS OTHERWISE NOTED.

4" LATERALS ARE TO BE 4" PVC
WITH A MINIMUM SLOPE OF 2%
UNLESS OTHERWISE NOTED.

NOTE: ALL 2°x 4" STORM SERVICE CONNECTION
MARKERS TO BE COLOR CODED WHITE

THE CONTRACTOR SHALL FIELD

VERIFY THE SIZE, LOCATION &

DEPTH OF EXISTING UTILITIES
PRIOR TO CONSTRUCTION

STORMWATER MANAGEMENT
WATER QUALITY WILL BE MANAGED VIA THE EXISTING STORM
WATER FACILITY WHICH WAS CONSTRUCTED FOR THIS
NEIGHBORHOOD AT THE SOUTH END OF VIEWPOINT DRIVE.
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SITE SL.OPE ANALYSIS

TOTAL SITE AREA = 17431 5F

TOTAL SITE AREA WITH SLOPE LESS THAN 10X = G581 SF {55%)

TOTAL SITE AREA WITH SLOFE BETWEEN 10% AND 25% = 7,850 S5F (45%)
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