PLANNING COMMISSION
Meeting Notes September 17, 2025

Commiissioners present: Jason Evans, Joel Metlen, David D. Jones, Gary Walvatne, Kris Kachirisky,
Kathryn Schulte-Hillen

Commissioners absent: Tom Watton

Staff present: Principal Planner Darren Wyss, Community Development Director Steve

Koper, and Management Analyst Lynn Schroder

Public present: Dan Butler, Russ Axelrod, Nicole Jackson, Dan Kruse, Terence Schumaker,

Jim Edwards, Sandy Carter,

The meeting video is available on the here.

Call To Order and Roll Call
Chair Metlen called the meeting to order at 6:00pm. Principal Planner Wyss called the roll.

Public Comment related to Land Use Items not on the Agenda
None.

Public Hearing: PLN-25-01: Recommendation to City Council to Adopt the West Linn Waterfront Vision
Plan

Chair Metlen called the public hearing for PLN-25-01, a recommendation to the City Council on adoption of
the West Linn Waterfront Vision Plan to order. Metlen stated that the plan presents the community’s
vision for the waterfront and will serve as a guide for future zoning code updates and infrastructure
improvements. He noted that the Planning Commission’s role is to review the plan and provide a
recommendation to City Council, which will subsequently hold its own public hearing and make the final
decision on adoption. Because this is not a land use action, the Council’s decision is not subject to appeal.

Principal Planner Wyss presented the staff report and provided Commissioners with a comprehensive
packet for the West Linn Waterfront Vision Plan, which included background materials, guiding principles,
survey results, working group recommendations, links to prior meetings, and an outline of the adoption
process. The waterfront study area, established in 2016, encompasses approximately 275 acres across
three districts: the Historic City Hall District, Cultural Heritage District, and Pond District.

Wyss explained that the vision plan aims to establish a community-driven framework for the waterfront,
focusing on economic development, river access, recreation, environmental protection, and recognition of
industrial and Indigenous heritage. He emphasized that the plan does not alter existing zoning,
comprehensive plan designations, development codes, transportation plans, or commit funding, but
instead serves as guidance for future planning and implementation.

He highlighted the extensive community engagement conducted since 2016—including open houses,
surveys, property owner meetings, civic group presentations, and online outreach—with additional input
gathered in 2023-2025 to refine the plan. The final draft, shaped by public feedback, was reviewed by a
working group, which recommended advancing the plan with five key suggestions related to affordable
housing, smart growth, access, reuse of structures, and additional feedback opportunities.


https://westlinn.granicus.com/player/clip/1710?view_id=2&meta_id=85828&redirect=true
https://westlinnoregon.gov/sites/default/files/fileattachments/planning/meeting/57413/pc_memo_wlwf_vision_plan_ph.17.2025_0.pdf
https://westlinnoregon.gov/sites/default/files/fileattachments/planning/meeting/57413/pc_memo_wlwf_vision_plan_ph.17.2025_0.pdf
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Wyss noted that the plan provides detailed sections for each district, outlining their identity, land use
focus, potential programming, and visual concepts, along with a market analysis for housing, retail, office,
industrial, civic, and hospitality uses. Implementation memos addressing financing, transportation, and
land use policy were also prepared.

Finally, Wyss explained that the Planning Commission’s role is to review the plan and issue a
recommendation to City Council, which will hold work sessions in October followed by a public hearing
later this year.

Commissioner Schulte-Hillen noted that a key concern from citizens centers on the medium-density
residential designation in the Pond District. She asked about why the area, currently zoned R-10 (low-
density), is being treated as medium-density. Wyss explained that under the 2001 middle housing rules,
most zones—including R-10—can accommodate medium-density development, allowing multiple housing
units per lot, which effectively aligns the area with medium-density residential standards despite the R-10
zoning.

Commissioner Schulte-Hillen asked whether the Pond District should remain designated for residential
development. Wyss responded that the Planning Commission could recommend removing it from the
map, but doing so would not prevent private property owners from submitting development applications,
since the area is still zoned residential. Environmental constraints—wetlands, floodplains, and habitat
areas—would influence any proposals, but the map primarily indicates areas where development is
potentially allowable, not guaranteed. The decision to remove it from the plan would be therefore
advisory rather than prohibitive.

Vice Chair Walvatne raised his concern about development in the Pond District, primarily due to flooding
risks, wetland locations, and the presence of the ponds themselves, which have not been fully investigated
or remediated. He noted that developing in the Pond District would be extremely challenging due to the
number of regulations and approvals required from multiple agencies. This complexity could discourage
development. He expressed support for removing the Pond District from the waterfront planning map.

Commissioner Evans clarified that removing the Pond District from the vision plan map does not prevent
development, since the area is still zoned for residential use. The vision plan only identifies potential
development areas, rather than imposing restrictions.

Commissioner Jones asked about the pond contimation. Wyss responded that the settling ponds are
privately owned, so any environmental testing or remediation is the responsibility of the property owners
under Oregon DEQ regulations, not the city. The city’s vision plan does not propose development but
acknowledges the ponds exist. The plan reflects community input over the past decade, balancing private
property rights with public interest, and includes features like riverfront trails, viewing platforms, and
boardwalks. The vision plan is meant to guide future planning but does not authorize or promote any
actual development.

Commissioner Schulte-Hillen brought up the comments from Jim Edwards and Jim Mattis suggesting
stronger language on historic preservation in the plan. Wyss responded that the Commission does not
need to draft specific language; they can simply recommend that the City Council consider more robust
language emphasizing themes like preserve, restore, and repurpose.

Vice Chair Walvatne asked for clarification on the purpose of moving the road the northern portion of the
Waterfront District onto what is currently a parking area. Wyss responded that the 2016 plan prioritized
transportation improvements, identifying a second roundabout near historic city hall and rerouting the
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street through the parking lot to ease congestion. This concept was adopted in the 2021 Transportation
System Plan, with further study planned for access and alignment. Walvatne strongly disagrees with the
proposed roundabout plan, arguing that closely spaced roundabouts don’t effectively reduce traffic. The
main issue is congestion from the bridge, which has a traffic light in Oregon City. He suggested the existing
Willamette Falls Drive could connect to the roundabout without realigning through private property.

Chair Metlen opened public testimony. Dan Butler, representing Advocates for Willamette Falls Heritage,
urged the commission to include more robust recognition of indigenous and industrial history in the West
Linn Waterfront Vision Plan. He emphasized that the plan should:

e Highlight Morse Island for Indigenous stories and visible artifacts.

e Preserve industrial heritage, including millworker history and architectural features.

e Incorporate adaptive reuse concepts to honor the 200-year industrial legacy.

e Ensure that future development respects both natural beauty and historical significance.

Russ Axelrod urged the Planning Commission to address outstanding comments and document
deliberations. He opposed dense housing in wetlands and floodplains and called for its removal from the
vision plan. He recommended reviewing and fixing loopholes in water resource protection code. He
highlighted critical environmental concerns with the settling ponds and wetlands and stressed that the
Commission should communicate these concerns to City Council when they forward the plan to the City
Council.

Nicole Jackson testified that a 2014 DEQ report documenting PCBs, dioxins, furans, heavy metals,
petroleum hydrocarbons, and lack of a liner in the settling pond. She raised concerns about nutria
presence, berm degradation, and water accumulation. She emphasized floodplain risk and wetland
classification changes make development in the area inappropriate. She advocated to remove potential
housing and development from the pond district to reflect public input, protect natural areas, and comply
with comprehensive and strategic plans. She clarified that while the vision plan is advisory, it should mirror
community priorities for preservation, trails, and wetlands. She recommended keeping the Pond District
low-intensity, eco-focused, preserving habitat, and adhering to recommended buffers from wetlands.

Dan Krause supported the proposed changed the Vision Plan related to the Ponds District. He emphasized
hazard mitigation noting that disasters are more frequent and FEMA funds are unreliable. He wanted the
plan to include proactive mitigation to reduce future damage and recommended integrating hazard
awareness into all planning decisions.

Terence Schumaker specifically opposed a proposed development of 26 duplexes above the wetlands. For
the Vision plan, he stated that the Pond District Wetlands are not suitable for residential or commercial
development. He urged the PC to change the Vision Plan to prioritize wetlands rehabilitation.

Jim Edwards testified that current plan has improved from its first version, though it still has gaps. He
stated that too much emphasis has been placed on financial feasibility and current conditions, rather than
long-term vision. The plan should include examples of development on steep hillsides and Moore’s Island,
and explicitly encourage reuse and conversion of existing buildings and structures rather than using vague
terms like “site adaptation.” He noted that perspective matters: views of the Willamette Falls are a major
asset, and the plan should highlight and preserve these experiences for the community.

Sandy Carter highlighted her long-term involvement in West Linn historic preservation, particularly of
industrial heritage sites such as the locks, PGE power plant, and mill. She noted that these nationally
significant sites could be creatively repurposed—for instance, as event spaces—while preserving
craftsmanship and supporting local jobs. She recommended that the plan strengthen language on adaptive
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reuse, emphasizing preservation over demolition of historic structures. Finally, she questioned why
organizations like the Willamette Trust are listed as property owners in the vision plan, noting they do not
currently own property; she urged the plan to prioritize a community-focused and inclusive approach.

Chair Metlen closed public testimony and transitioned into deliberations. Commissioners acknowledged
that several issues were raised during public comments, and discussion focused on what actions or
recommendations they could take within their scope.

Pond District / Wetlands: Commissioners expressed reservations about development in the Ponds District
due to environmental hazards, liability, and flood risks. Consensus was that the city cannot fully prevent
private development but can recommend removing references to development in the Ponds District to
reflect community sentiment.

Cultural Heritage: Commissioners agreed on the importance of encouraging the reuse of cultural
resources, including recognition of Indigenous and other historically significant uses of the site. Language
in the plan should remain somewhat flexible to allow council and staff to refine definitions.

Environmental / Hazard Concerns: Discussion on whether to include references to contamination and
hazardous elements in the motion. Conclusion: existing language in the plan already addresses
environmental remediation, and further specificity could be handled by staff outside this
recommendation.

Commissioner Evans moved to recommend to the City Council approval of Resolution 2025-13, adopting
the West Linn Waterfront Vision Plan with the following recommended changes:

e Use the 1996 flood elevation maps to correspond with a 75 ft special flood hazard area (100-year
floodplain).

e Remove references to housing development in the Pond District.
e Strengthen or encourage language for reuse of cultural resources in the Cultural Heritage District.

Commissioner Kachirisky seconded. Ayes: Jones, Kachirisky, Schulte-Hillen, Walvatne, Evans, and Metlen.
Nays: None. Abstentions: None. The motion passed 6-0-0.

4. Planning Commission Announcements
None.

5. Staff Announcements
Wyss reviewed the upcoming PC schedule. He reminded Commissioners to complete the annual Oregon
Government ethics training.

6. Adjourn
Chair Metlen adjourned the meeting at approximately 8:40pm.
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Public Hearing Materials

¢ Memorandum

— Background
— Guiding Principles
— Survey Results

— Working Group
Recommendation & Links

— Link to PC Work Sessions

— Adoption Process

¢ Attachments
— WLWEF Vision Plan
— Appendices A, B, and C

—  Written Comments

— Comment Response Matrix

— January 2025 Survey Results



Scope of the Vision Plan




What is the Vision Plan?

¢  Community’s Vision for the Future
— New opportunities for residents and visitors
— Key piece of economic development

— Creation of revitalized area with diverse mix of
land uses

— Increased access to river and falls
— Recreational opportunities
— Natural resource protection/restoration

— Celebrate Indigenous and industrial heritage

¢ Goals of Vision Plan
— Community-driven effort
— Property owner interests

— Analysis of area’s physical, economic, and
regulatory issues

— Balance community interests



What’s not in the Vision Plan and what’s next?

¢ The Vision Plan Does Not;:

— Change the comp plan/zoning/development
code (current regulations remain intact for any
potential development proposals)

— Change the TSP as future needs for WF Drive
have already been adopted

— Develop a funding plan or commit to specific
investments, resource protections, or historic
preservation efforts

¢ Next Steps:

— Comp plan updates/zoning and code
amendments

— Vision Plan as guiding document

— Additional community engagement efforts



WLWEF Project Community Engagement

¢ Engagement 2016-2019
— Guiding Principles
— 3 Planning Districts

e Historic City Hall

e Cultural Heritage

e Pond District

— Preferred Transportation
Improvements

— Preferred Land Uses

¢  WLWEF Guiding Principles
— Reinvestment Opportunities
— Transportation Improvements
— River Access

— Historic Character




WLWEF Project Community Engagement




WLWEF Project Community Engagement 2016 to 2021

¢ Open Houses
— June 2017 (125 attendees)
— October 2017 (50 attendees)
— April 2018 (81 attendees)

— May & June 2019 (250
attendees)

— Dec. 2019 (48 attendees)

¢ Property Owner Meetings (9)

¢ Presentations

— Nine NA visits (169 attendees)

— Wednesday Market x 2 (51
contacts)

— Civic Groups x 5 (160 attendees)




WLWEF Project Community Engagement

¢ Engagement 2023-2025
— Draft Vision Plan (Jan. 2024)

e Public Events

e Civic Group Meetings

® Online Survey

e Working Group Meetings

— Updated Vision Plan (Sept. 2024)

e Public Events

e Civic Group Meetings

e Stakeholder Interviews

e Property Owner Feedback
e Working Group Meeting

— Final Draft Vision Plan (Dec. 2024)

* Online Survey
e Civic Group Meetings
e Working Group Meeting




WLWEF Project Community Engagement




WLWEF Project Community Engagement 2024 to 2025

¢ Open House March 2024
— Draft Vision Plan
— 100+ Attendees

¢  Waterfront Website
— 3,200 Visits (Jan-June 2024)

¢ Online Survey

— 573 Responses

— 64% Not Engaged Previously
10 Presentations (Jan-June 2024)
Tabling Events (8)

Property Owner Meetings

<« @& & o

Open Houses July 2025
— Final Vision Plan
— ~40 Attendees




WLWEF Vision Plan

¢ Final Vision Plan (June 2025)

Final clean-up of text

Minor wording changes

¢ Working Group Recommendation — Move
Forward to City Council

Consider including affordable housing
Consider including Smart Growth concepts
Access is critical component of project

Consider including stronger language for reuse of
existing structures

Provide additional time for more feedback

WG Member Schultz objected — wants more certainty
on future use of property

WG Member Conf. Tribes of the Grand Ronde did not
take a position

WHAT IS THIS
VISION PLAN?

The goal of this Vision Plan is to present an inspired and
achievable framewaork for the transformation of West
Linn's Waterfront into a vibrant place that provides new
opportunities for residents and visitors to access and
experience the natural beauty and cultural richness of
the area.

The complexity of the site provides challenges, but recent
public investments, private property owner initiatives, and

a groundswell of community support have marked a turning
point in the City’s renewal efforts.

To capitalize on this moment, the City of West Linn restarted
a 2-year planning process that continues a transparent and
collaborative community-driven effort that started prior to the
pandemic. The Vision Plan puts the community's interests

at the center of the process and incorporates their thoughts
along with property owner interests and an analysis of the
area’s physical, economic, and regulatory issues to develop
a plan for realizing the potential of the Waterfront.




WLWEF Vision Plan

¢ Acknowledgements
¢ Introduction
¢ Goals

GOALS

The Waterfront is a key piece in the economic development
of West Linn. Building on decades of past planning efforts
and public input, the desired outcome of the Waterfront
Vision Plan is the creation of a revitalized area that provides
a diverse mix of land uses, increases access to the river and
recreational opportunities, and celebrates the Indigenous
and industrial heritage of the site.




WLWEF Vision Plan

¢ Process
¢ Study Area

¢ Aligned Projects and
Planning Efforts




WLWEF Vision Plan

¢ Engagement (more information in Appendix A)
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WLWEF Vision Plan

¢ Guiding Principles

REINVESTMENT
OPPORTUNITIES

The area will maintain its long history as a
working waterfront, while creating opportunities
for reinvestment in the historic heart of the
community.

KEY ELEMENTS

.

Provide opportunities for reinvestment in
the three planning districts.

.

Accommodate access, parking, and
security for Moore’s Island and electric
utility sites.

.

Land use decisions support community
vision and market principles.

.

Set expectations and parameters through
zoning and design guidelines.

.

Encourage and enable private sector
investment to build high quality places.

.

Reuse of Historic City Hall as a gateway to
the Waterfront area.

.

Encourage rehabilitation and reuse of
historic structures.

.

Public and private owners work together
on timing of land use transitions.

TRANSPORTATION
IMPROVEMENTS

Through public and private investment,
the Waterfront will safely accommodate
pedestrians, bicyclists, moterists, and truck
traffic through improved facilities

and turning movements, while reducing
conflicts and supporting land uses.

KEY ELEMENTS

Coordinate land use, development, and
transportation infrastructure needs.

Livability and accessibility of
nearby neighborhoods.

Preserve access as needed to support
commercial and power generation
activities.

Leverage public funds with private
investment for safety and capacity
improvements.

Improved local access through the area.

RIVER
ACCESS

The community and visitors will have
enhanced visual and physical opportunities
to enjoy the river and falls through trails,
open spaces both natural and within the built
environment, and aquatic recreation.

KEY ELEMENTS

-

Public and private spaces woven
together in a singular experience.

Views of the Willamette River and Falls.

-

-

Water quality and fish
habitat protections.

Continuous trail network.

-

« Physical access to the river's edge.

« Opportunities created by the recpening
of the locks to river transportation.

Creative solutions for multi-modal
improvements including future
consideration of regional transit corridors
and river transportation.

HISTORIC
CHARACTER

The community and visitors will experience
a revitalized and vibrant waterfront, while
experiencing and celebrating the working
and historic industrial uses and important
natural, historic, and cultural resources of
the area.

KEY ELEMENTS

Matural, historic, and cultural values
are protected and embraced.

Honor Native American Treaties
and restore and respect Indigenous
traditions along the Willamette River
and Falls.

Collaboration with other regional,
state, and local efforts to recognize
the history and heritage of the site.

Collaboration with Willamette
Falls Locks Authority to repair and
reopen the Locks.

Support business viability
and vitality.

Maximize economic connections
to the Willamette Historic District.




WLWEF Vision Plan

¢ Planning Framework
¢ Key Planning Issues
¢ Design Principles

— Placemaking and
Form

— Mobility and Access

— Environmental
Stewardship




WLWEF Vision Plan

¢ Design Principles




WLWEF Vision Plan

¢  Market Analysis (Opportunities and Challenges)

— Housing

' MARKET ANALYSIS
~ Retail (DISTRICT WIDE)

— Office
This analysis includes an assessment of the
- |nd ust ria| feasibility of various land uses given the
current and near-term market conditions of
_ CiViC/'ﬂStitUtional West Linn, the surrounding area, and other
Waterfront sites. Site considerations also
_ HOSpltallty inform the feasibility of land uses and are

factored into the broader analysis.

AN ASSESSMENT
OF THE FEASIBILITY
OF PROGRAMMING
ELEMENTS GIVEN
THE CURRENT AND
NEAR-TERM MARKET

CONDITIONS.




WLWE Vision Plan — City Hall District Planning




WLWE Vision Plan — City Hall District Planning




WLWEF Vision Plan — Cultural Heritage District Planning




WLWEF Vision Plan — Cultural Heritage District Planning




WLWE Vision Plan — Pond District Planning




WLWE Vision Plan — Pond District Planning




WLWEF Vision Plan — Housing Density + Parking




WLWEF Vision Plan — Housing Density + Parking




WLWEF Vision Plan

¢ Planning Commission Work Sessions
— July 16th

¢ Public Comments
e Review of Vision Plan
— August 20t

e Comment Response Matrix

e Additional Public Comment

e Appendix C— Implementation
Memos

¢ Planning Commission Public Hearing

— September 17t

e Additional Public Comment
e Final Review/Recommendation




Potential PC Recommendations




WLWEF Vision Plan

¢ Potential Recommendations

— Use the 1996 Flood Elevation on maps to
better correspond to the 75-foot special
flood hazard area elevation (100-year
floodplain)

— Remove “in planning stages” from the
medium-density residential area in the
Ponds District

— Update map legends

¢ City Council Schedule
— Work Sessions Oct. 7t and 215t

— Public Hearing November/December
(tentative)




WLWEF Vision Plan

QUESTIONS OF STAFF?
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West Linn Waterfront Vision Plan final draft
May 1, 2025

In the opinion of the Advocates for Willamette Falls Heritage, the West Linn
Waterfront Vision Final Plan should offer space on Moore’s Island for indigenous
peoples’ stories and for its still-visible artifacts and solid architectural features:
buildings representing the grand scale of former and present industry along the
Willamette Falls Locks. The latest version of the Plan —which could have created a real,
long-term legacy for the City’s future —is quietly moving away from some important
stories and aspects. In planning this amazing area, corporate and tribal neighbors’
influence should not overshadow the heritage, interests and voices of West Linn
residents. This planning process is for the present and future citizens of West Linn. It
covers about 275 acres of natural beauty and bank-side history. Its purpose is to
determine as best we can, with current knowledge, the brightest and best future for our
waterfront, including how we will present our proud histories and love of place to the
region and the State over the next five decades and beyond. It must embrace more, not
less, of what the site has to tell future generations.

The Advocates is a group of local heritage supporters, most of whom are long-
time West Linn residents. We value all history for the lessons it teaches us. We are
dismayed to see the impending final product of the vision significantly scrubbed of
references to preserving visible history through substantial reuse, which had been in
previous versions. Such reuse could shine new light on the 200 years of industrial
heritage that this district surrounding the Locks can share. Without doubt, the Falls area
is rich in the heritage of indigenous people, but it was also the birthplace of industry
and invention in the Oregon Territory.

This vision should not only celebrate the natural beauty of the Falls and the
River — encouraging public viewing and access to both —but should include space for
storytelling and seeing what both major cultures brought to the Falls area. The vision
should boost the many possibilities of this dynamic place, soon to be highlighted again
by the reopening of the iconic Locks. Instead, we are presented with a vision that
scarcely mentions industrial firsts and the thousands of mill jobs that for decades
provided employment for most of West Linn residents.

Somehow the more than two years of Advocates’ extensive written feedback and
significant participation in this planning process have not successfully been retained in
the final version of this vision, which would have elevated adaptive reuse and
industrial heritage and introduced some real vision and imagination into the final
product. And yet it includes a tribal artists” concept showing an imaginary restaurant at
low-water level that would block the entrance to the Locks and be swept away by
winter’s high waters. How that sketch made it into the vision is hard to imagine.

The Falls horseshoe looms above a deep canyon framed by the Arch Bridge and



visible for miles up and down river. The reach of the viewscape is unequaled at other
historic American mill sites on rivers.

Massive foundations, muscular industrial towers and a sturdy sea wall still
stand alongside the waterfall, demanding a discussion of adaptive reuse in this vision.
It’s easy to imagine dramatic future uses in creative development concepts. But there is
little imagination in the vision. We need to respect and honor all histories to get this
vision right. The vast sweep of indigenous settlement and trade and the industrial
artifacts and histories at the Falls deserve a future that truly highlights the meaning and
values of this special place. We can and must do better for the area where West Linn
began.

Advocates for Willamette Falls Heritage

Troy Bowers
President

Board Members
Jim Mattis
Sandy Carter
Jody Carson
Alma Coston
Nancy Craushaar
Jim Edwards
David Taylor
Jeff Jones

Dan Butler
Aurelia Rohrbacker
Betty Folmbee



September 17, 2025

To: Planning Commission

From: Jim Edwards member of the Waterfront working group

The current version of the vision plan is much improved from the first version. |
want to commend the staff and consultants for their work.

However, the current version of the plan is inadequate in two substantial
elements.

1. Vison plan without a dramatic vision.

e This is not a short-term plan nor just for the next 50 years.
Whatever happens on this 275 acres will probably define it forever.

¢ Too much emphasis has been given on what is considered
financially feasible.

¢ Too much emphasis has been given to current transportation
conditions. The future may include light rail access and river
transportation.

e Examples of housing types are ordinary, even boring.

2. The plan does not explicitly encourage taking advantage of existing
historic buildings or substructures or major industrial structures like
bridges etc.

¢ It does not assume or encourage explicitly any reuse of existing
buildings or structures

e Heavy concrete and stone structures provide opportunities to build
on or within very interesting walls.

¢ | have been told by staff that the use of the term “site adaptation”
in the vision plan, is intended by the staff, to refer to reuse or
conversion, is wholly without definition, and in my opinion
meaning. It should be replaced by the phrase “encourage reuse and
conversion of buildings and other substantial structures and
foundations”.
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