CITY HALL 22500 Salamo Rd. West Linn Oregon 97068 77 E telephone: (503) 657 0331
W( |V'I' :nt Lo

STAFF REPORT
FOR THE PLANNING COMMISSION

FILE NUMBER: DR-15-11/LLA-15-01
HEARING DATE: August 26, 2015
REQUEST: | Class Il Design Review and Property Line Adjustment to construct 180 multi-

family dwelling units and 1,973 square feet of commercial space at the

northwest corner of the intersection of Tannler Drive and Blankenship Road.

APPROVAL

CRITERIA: Community Development Code (CDC) Chapters 55, Class Il Design Review; 34,
Accessory Structures, Accessory Dwelling Units and Accessory Uses; 38,
Additional Yard Area and Exceptions to Yard Requirements; 42, Clear Vision
Areas; 44, Fences; 46, Off-street Parking; 48, Access, Egress and Circulation; 52,
Signs; 54, Landscaping.

STAFF REPORT

PREPARED BY: Zach Pelz AICP, Associate Planner

Planning Manager ,Qiﬁ Development Review Engineer’s T [l (73
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OWNER:

APPLICANT:

SITE LOCATION:

LEGAL

DESCRIPTION:

SITE SIZE:

ZONING:

COMP PLAN
DESIGNATION:

120-DAY PERIOD:

PUBLIC NOTICE:

GENERAL INFORMATION

Jeffrey Parker and William S. Wilt
1800 Blankenship Road, Suite 200
West Linn, OR 97068

ConAm Properties, LLC
3990 Ruffin Road, Suite 100
San Diego, CA 92123

2444,2422,and 2410 Tannler Drive, West Linn, OR 97068
Clackamas County Assessor’s Map 2S 1E 35C lots 00100, 00102,
and 00200

11.41 acres

OBC (Office Business Center)

Commercial

This application was deemed complete on July 20, 2015. The 120-
day maximum application-processing period ends on November 17,
2015.

Notice was mailed to property owners within 500 feet of the subject
property, to the Savanna Oaks Neighborhood Association, and to the
Willamette Neighborhood Association on August 6, 2015. A notice
sign was posted on the property on August 12, 2015. The notice was
also posted on the City’s website. Therefore, public notice
requirements of CDC Chapter 99 have been met.

EXECUTIVE SUMMARY

Site Conditions: The proposed development site is located approximately 240-feet north of the
intersection of Tannler Drive and Blankenship Road and consists of three tax lots. The site is
currently undeveloped and exhibits fairly steep slopes (15 percent or greater on avg.) from north

to south.
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Image 1 Site Aerial View

Image 2 Tax Lots
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Image 3 Adjusted Units of Land
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Unit 1 - Old Tax Lot 100 (3.34 ac) is now 3.18 ac
Unit 2 - Old Tax Lot 102 (2.04 ac) is now 7.01 ac
Unit 3 - Old Tax Lot 200 (5.98 ac) is now 1.17 ac

Unit 1 is not to be developed
Unit 2 is the proposed development area subject to design review
Unit 3 is to be retained by the current owner

Project Description: ConAm Properties, LLC, is requesting approval for design review and a lot
line adjustment for the purpose of constructing a mixed-use development on an approximately 7
acre site at the northwest corner of the intersection of Tannler Drive and Blankenship Road. The
proposed mixed-use development consists of seven buildings with a commercial space located on
the first floor and residential units on the floors above. A total of 180 multi-family residential units
(61 one-bedroom units, 97 two-bedroom units, and 22 three-bedroom units) and approximately

2,000 total square feet of commercial space are proposed.
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The proposed lot line adjustment affects three existing lots. The property line between tax lot 200
and tax lot 102 is proposed to be moved to the south and would result in tax lot 200 being reduced
in size to 1.17 acres. The property line between tax lot 102 and tax lot 100 will be relocated to the
north and will result in tax lot 100 being reduced in size to approximately (Unit 1) 3.18 acres.
Subsequently, tax lot 102 would be increased in size to approximately (Unit 2) 7.01 acres. As
proposed, development of the mixed-use project is confined to adjusted tax lot 102, which if
approved, would be 7.01 acres.

Surrounding Land Use and Zoning: The site is located in the Willamette Neighborhood
Association and the adjacent Savanna Oaks Neighborhood is in the notice area. The site is zoned
OBC (Office Business Center) (see Figure 1). Table 1 provides a summary of adjacent land uses in
the vicinity of the site.

Table 1 Surrounding Land Uses and Zoning

2:{12)]5:1\218‘[]’(1)‘2 LAND USE ZONING
North Single-family residential detached R-10

East Office/Business Center [containing City Park] OBC

South Commercial and retail GC

West Office/Business Center; Multi-family residential OBC; R-2.1

Source: West Linn GIS, 2015

Approval Criteria

The applicant requests: 1) Class II Design Review, and 2) Lot Line Adjustment to construct a mixed-
use development consisting of approximately 180 multiple-family residential units and
approximately 2,000 square feet of office space.

The Community Development Code (CDC) criteria applicable to this proposal are found in the
following sections:

e (CDC Section 21.050 and 21.070: OBC (Office Business Center)

e (CDC Section 55.100: Class Il Design Review

e (CDC Chapter 34: Accessory Structures, Accessory Dwelling Units, and Accessory Uses
e (CDC Chapter 38: Additional Yard Area Required and Exceptions to Yard Requirements
e CDC Chapter 41: Building Heights and Exceptions

e CDC Chapter 42: Clear Vision Areas

e CDC Chapter 44: Fences

e CDC Chapter 46: Off-street Parking

e CDC Chapter 48: Access, Egress and Circulation

e CDC Chapter 52: Signs
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e CDC Chapter 54: Landscaping

e Chapter 34 CDC, Accessory Structures, Accessory Dwelling Units, and Accessory Uses
e (CDC Section 85.210: Property Line Adjustments

Analysis

The CDC 21.050 Office Business Center (OBC) identifies a use permitted under prescribed
conditions “2. Multi-family units, as a mixed-use in conjunction with commercial development, only
above the first floor of the structure.” Multi-family housing and commercial development is subject
to the Class II Design Review criteria in CDC Chapter 55 as well as the additional chapters listed in
the approval criteria section above. Because the Applicant’s request includes needed housing, ORS
197.307(4) prohibits the City from denying the Applicant’s request under any applicable
discretionary criteria.

Staff has proposed the Conditions of Approval below in response to the applicable criteria should
the Planning Commission decides to approve the application with conditions.

The applicant is coordinating with the City and ODOT related to the traffic impact analysis. In
addition, the applicant will be providing supplemental information for the site plan. A review of
traffic impact analysis and any other submittals will be provided in a supplemental staff report
provided prior to the August 26, 2015, public hearing.

Public Comments:

As of the publication date of this report, staff has received ten submittals from five individuals or
associations in opposition to the Applicant’s proposal. The rationale cited for this opposition is:
inadequate infrastructure and disruption to the existing character of adjacent neighborhoods.
These letters are located in Exhibit PC-8.

RECOMMENDATION
Staff recommends approval of application DR 15-11/LLA 15-01, subject to the following proposed
conditions:

CONDITIONS RELATED TO THE DESIGN REVIEW

1. Site Plans: With the exception of modifications required by these conditions, the project
shall substantially conform to the ConAm LLC “Tannler Drive - Mixed Use Development
Plan” dated 08/05/15.

2. Pedestrian Access: Prior to building permit submittal, the Applicant shall revise their site
plan to be consistent with CDC requirements that state 8-foot wide sidewalks where they
abut parking areas and travel lanes and 6-foot wide sidewalks elsewhere, and to provide
marked pedestrian crosswalks at all driveway approaches to the main interior driveway.
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10.

11.

12.

Private Outdoor Area: At time of building permit submittal, the Applicant’s building plans
shall include private outdoor areas for each dwelling unit that are at least 48 square feet in
area.

Litter Receptacles: Prior to the issuance of a Certificate of Occupancy for each commercial
space, the Applicant’s shall install one litter receptacle near that commercial use on-site.

Clear Vision Areas: Prior to building permit submittal, the Applicant shall modify their site
plan so that no obstruction, including walls, are above three-feet tall within the clear vision
areas using the methodology described in CDC 42.040. Additionally, all trees in the clear
vision area shall be pruned to a height of at least 8-feet.

Fences on Retaining Walls: Prior to building permit submittal, the Applicant shall modify
their site plan so that all fences, placed atop retaining walls where the combined height of
the fence and retaining wall would exceed eight-and-one-half-feet, are located at least two
feet behind the retaining wall.

Awnings: Prior to building permit submittal, the applicant shall modify their site plan to
provide awnings in the commercial business entrance.

Contiguous to the collector street: Prior to building permit submittal, the Applicant
shall revise its plans to demonstrate that 20% of the main adjacent right-of-way (on Tannler
Drive for Unit 2) has buildings contiguous to it.

Trail Improvement: Prior to the issuance of building permits, the Applicant shall modify
their site plan to include a 10-foot wide, paved, multi-use pathway through the existing
public access easement along the north edge of tax lot 100. Additionally, prior to Final
Occupancy, the Applicant shall be required to contribute funds toward the construction of
this improvement in an amount that is proportionate to their impacts based on the City’s
SDC methodology.

Traffic Mitigation: Condition Pending - will be provided in the supplemental staff report.

Tannler Drive improvements: The applicant shall complete the installation of a public
sidewalk and street trees along Unit 2 final frontage.

Engineering Standards. The applicant shall submit updated engineering plans for review
and approval by the City Engineer that address public improvements, on site or off site.
These improvements, or payment of any fees-in-lieu, must be completed prior to building
permit approval. All public improvements and facilities associated with public
improvements including grading, onsite stormwater design, street lighting, easements, and
easement locations are subject to the City Engineer’s review, modification, and approval.
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CONDITION RELATED TO THE PROPERTY LINE ADJUSTMENT

13. Property Line Adjustment. The final Property Line Adjustment Map shall be submitted to
the City of West Linn for approval prior to recording. This map shall substantially conform
to the property line adjustment as shown on Sheet P1.2

Notes to Applicant

e Expiration of Approval. This approval shall expire three years from the effective date of the
final decision.

e Additional Permits Required. Your project may require the following additional permits:

o Building permit, the final permit after others are completed and conditions of approval are
fulfilled. Contact the Building Division at (503) 656-4211, jnomie@westlinnoregon.gov.

e Final inspection: Call the Building Division’s Inspection Line at (503) 722-5509.
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ADDENDUM
PLANNING COMMISSION STAFF REPORT
AUGUST 26, 2015
STAFF EVALUATION OF THE PROPOSAL’S COMPLIANCE
WITH APPICABLE CODE CRITERIA

Finding No. 1: Staff adopts and incorporates the ConAm Properties, LLC application
(“application”), including specifically 1) the application narrative and plans dated August 5,
2015, the Supplementary Submittal dated July 20 together containing 346 pages and 2) the
Traffic Impact Analysis dated July 20, 2015 and containing 331 pages, as the City’s findings
for the applicable code criteria. Where there is a conflict between the incorporated
documents and these findings, these findings shall control. Staff finds that the facts and
determinations in the application demonstrate that the criteria are met, unless otherwise
noted below.

21.050 USES AND DEVELOPMENT PERMITTED UNDER PRESCRIBED CONDITIONS

The following uses are allowed in this zone under prescribed conditions:

2. Multiple-family units, as a mixed use in conjunction with commercial development,
only above the first floor of the structure.

Finding No. 2: The applicant proposes seven structures comprising multi-family
residential dwelling units above a first floor commercial space. The Applicant also
proposes accessory structures, including garages, an outdoor swimming pool and a
community clubhouse and leasing office. The accessory structures are responded to later
in this report.

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

A. Except as may be otherwise provided by the provisions of this code, the following are
requirements for uses within this zone:
1. The minimum front lot line length or the minimum lot width at the front lot line shall
be 35 feet.
2. The average minimum lot width shall be 35 feet.
Repealed by Ord. 1622.
4. The yard dimensions or building setback area from the lot line shall be:
a. Interior side yard, a minimum of seven and one-half feet.

w

b. Side yard abutting a street, no minimum.
¢. Rearyard, a minimum of 25 feet.
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d. Frontyard, no minimum and a 20-foot maximum. The front setback area between
the street and the building line shall consist of landscaping or a combination of
non-vehicular hardscape areas (covered with impervious surfaces) and
landscaped areas. If there are not street trees within the public right-of-way, the

front setback area shall include such trees per the requirements of the City
Arborist.

Finding No. 3: The Applicant’s plans satisfy the above lot dimensional requirements. The
criteria are met.

5. The maximum lot coverage shall be 50 percent.

Finding No. 4: The Applicant’s plans (August 5, 2015, resubmittal, Plan Set, Sheet P2.0),
indicate a lot coverage of 27 percent. The criterion is met.

6. The maximum building height shall be two and one-half stories or 35 feet for any
structure located within 50 feet of a low or medium density residential zone and three
and one-half stories or 45 feet for any structure located 50 feet or more from a low or
medium density residential area.

Finding No. 5: The Applicant’s plans (August 5, 2015, resubmittal, Plan Set, Sheets A1.1-
A3.7B) show buildings that are located 50-feet or more from low and/or medium density
residences and 45-feet in height or less. The criterion is met.
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Figure 1 City Zoning Districts in Site Vicinity

Source: West Linn GIS, 2015

55.020 CLASSES OF DESIGN REVIEW

A. Class I Design Review. The following are subject to Class I Design Review:

1.

N

Modification of an office, commerecial, industrial, public or multi-family structure for
purposes of enhancing the aesthetics of the building and not increasing the interior
usable space (e.g., covered walkways or entryways, addition of unoccupied features such
as cupolas, clock towers, etc.).

Significant road realignment (when not part of a subdivision or partition plat process).
“Significant” shall be defined by the length of the realignment and/or extent of redesign,
and/or the natural features or manmade structures that will be impacted or removed.
Addition or reduction of less than five percent of total square footage of a commercial,
office, public, multi-family, or industrial building.

Modification of a landscape plan (including water features, ponds, pergolas, arbors,
artwork, sculptings, etc.).

Minor modifications and/or upgrades of pump stations, reservoirs, and storm detention
facilities.

Americans with Disability Act compliance that significantly alters the exterior of the
building (ramps are exempt).

Freestanding art and statuary over five feet tall.

Other land uses and activities may be added if the Planning Director makes written
findings that the activity/use will not increase off-site impacts and is consistent with the
type and/or scale of activities /uses listed above.
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0.

No design review is required if the applicant proposes to repair or replace one of the
listed items. The Planning Director shall make the determination of whether an applicant
is proposing a repair or replacement. However, Class I design review applies when one of
the following improvements is part of a minor redesign or remodel.

Sidewalks on private property.

Loading docks.

Addition or reduction of parking stalls.

Revised parking alignment.

Revised circulation.

Revised points of ingress/egress to a site.

Heating, ventilation, and air conditioners (HVAC) that are visible from the public
right-of-way.

e a0 o

B. Class II Design Review. Class Il design review applies to all uses/activities except those
uses/activities listed under Class I design review, and the exemptions of CDC 55.025. Class II
design review applies to the proposed improvements listed in this section when the
proposed improvement (e.g., new sidewalk]) is part of a major commercial, office, industrial,
public, or multi-family construction project (e.g., a new shopping center).

Finding No. 6: The Applicant’s proposal is not related to any of the items listed under
(55.020.A) above, and therefore qualifies as a Class II Design Review per 55.020(B).

55.100 APPROVAL STANDARDS - CLASS Il DESIGN REVIEW
The approval authority shall make findings with respect to the following criteria when approving,
approving with conditions, or denying a Class Il design review application.

A. The provisions of the following chapters shall be met:

1.
2.

O XN W

Chapter 34 CDC, Accessory Structures, Accessory Dwelling Units, and Accessory Uses.
Chapter 38 CDC, Additional Yard Area Required; Exceptions to Yard Requirements;
Storage in Yards; Projections into Yards.

Chapter 41 CDC, Building Height, Structures On Steep Lots, Exceptions.

Chapter 42 CDC, Clear Vision Areas.

Chapter 44 CDC, Fences.

Chapter 46 CDC, Off-Street Parking, Loading and Reservoir Areas.

Chapter 48 CDC, Access, Egress and Circulation.

Chapter 52 CDC, Signs.

Chapter 54 CDC, Landscaping.

Finding No. 7: Findings responding to the chapters referenced in 55.100.A.1-9 above, are
responded to later in this staff report.

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.

Finding No. 8: The Applicant’s Arborist Report (Applicant’s submittal, Appendix D)
confirms that no heritage trees exist on the site. Staff concurs. This criterion is not
applicable.
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All heritage trees, as defined in the municipal code, 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, either individually or in consultation with certified arborists or similarly
qualified professionals, based on accepted arboricultural standards including
consideration of their size, type, location, health, long term survivability, and/or
numbers, shall be protected pursuant to the criteria of subsections (B)(2)(a) through (f)
of this section. In cases where there is a difference of opinion on the significance of a tree
or tree cluster, the City Arborist’s findings shall prevail.

b. Non-residential and residential projects on non-Type I and II 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. Therefore, in the event that the City Arborist
determines that a significant tree cluster exists at a development site, then up to 20
percent of the non-Type I and II lands shall be devoted to the protection of those
trees, either by dedication or easement.

Finding No. 9: CDC 99.070 requires a consolidation of applications. As it relates to this
decision, Unit 1 is 3.18 acres and Unit 2 is 7.01 acres. Only Unit 2 is proposed for
development and all of the trees on Unit 2 are proposed for removal. Unit 1 is not
proposed for development and most trees are retained. When considered together, the
approximately area of non-Type I and II lands on the site subject to design review comprise
a total of 443,867.4 square feet (10.19 acres).

Finding No. 10: The Applicant site plan retains 26 of the 37 significant trees on site. The
trees to be protected are along the northern portion of the site (on Unit 1). No
development is proposed in this northern portion (identified in plan TP1.0). The area of
the dripline plus 10-feet of the 26 trees proposed to be kept on-site comprise a total of
25,494 square feet. Therefore, the total area of non-Type I and II lands that are proposed
to be protected through tree preservation equals 5.74 percent, which is within the 20
percent limit established in b. above.

Finding No. 11: A retaining wall is found on the northern portion of the development site
(Unit 2). The retaining wall per CDC 2.030 Definitions is considered development. The
trees to be protected are located on Unit 1 and north of the development site.
Substantially, the significant trees identified on Plan TP1.0 are generally setback 30 feet or
over, (including the drip lines); those driplines are protected from the proposed
development. Additional protection from other development is provided by the separation
of open space from the mixed use development by the retaining wall. These criterion are
met.

c. Where stubouts of streets occur on abutting properties, and the extension of those
streets will mean the loss of significant trees, tree clusters, or heritage trees, it is
understood that tree loss may be inevitable. In these cases, the objective shall be to
minimize tree loss. These provisions shall also apply in those cases where access, per
construction code standards, to a lot or parcel is blocked by a row or screen of
significant trees or tree clusters.
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Finding No. 12: The Applicant does not propose to connect to stubout streets on abutting
properties. Further, the proposed access points to the site on Tannler Drive and from the
existing driveway proposed to be shared with the property immediately west, do not result
in the removal of significant trees. The criterion is met.

d. For both non-residential and residential development, the layout shall achieve at
least 70 percent of maximum density for the developable net area. The developable
net area excludes all Type I and II lands and up to 20 percent of the remainder of the
site for the purpose of protection of stands or clusters of trees as defined in
subsection (B)(2) of this section.

Finding No. 13: The CDC does not establish a maximum residential density for the OBC
zone (CDC Section 5.020) nor does it establish, in any zoning district, a minimum or
maximum employment density. For these reasons, the criterion does not apply.

e. For arterial and collector street projects, including Oregon Department of
Transportation street improvements, the roads and graded areas shall avoid tree
clusters where possible. Significant trees, tree clusters, and heritage tree loss may
occur, however, but shall be minimized.

Finding No. 14: The Applicant requests approval for a design review and property line
adjustment for the purpose of constructing a mixed-use development. The proposal is not
an arterial or collector street project. The criterion does not apply.

f. If the protection of significant tree(s) or tree clusters is to occur in an area of grading
that is necessary for the development of street grades, ...

Finding No. 15: The Applicant is not proposing the construction of new streets. The
criterion does not apply.

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

Finding No. 16: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding
houses, lodging or rooming houses, and manufactured housing.” The proposed
development includes 180 units of “multiple family housing,” which constitutes “needed
housing” pursuant to ORS 197.303(1)(a). The needed housing statutes require the City to
“adopt and apply only clear and objective standards, conditions and procedures regulating
the development of needed housing.” ORS 197.307(4). The standard above is subjective
because it requires the exercise of discretion to determine whether the standard is met.
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This criterion cannot be used to deny an application for needed housing because the
standard is not “clear and objective.”

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.

Finding No. 17: Staff concurs with the Applicant’s response to this criterion (p. 18 of August
5, 2015, resubmittal). The criterion 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.

Finding No. 18: Staff concurs with paragraph one of the Applicant’s responses (p. 18 of
August 5, 2015, resubmittal) to this criterion, that adequate building separation has been
provided. Additionally, the July 30, 2015, email from Tualatin Valley Fire and Rescue
(TVF&R) Deputy Fire Marshall, Ty Darby (see Exhibit PC-5), confirms the site plan is
acceptable to the Fire Department. The criterion 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.

Finding No. 19: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

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.

Finding No. 20: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
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lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

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.

Finding No. 21: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

d. ...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.

Finding No. 22: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

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
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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. When this exemption is applied to the
main front elevation, the square footage of transparency that would ordinarily be
required by the above formula shall be installed on the remaining elevations at
pedestrian level in addition to any transparency required by a side elevation, and
vice versa

Finding No. 23: This set of standards applies to commercial and office buildings, as set forth
in the introductory sentence. For those commercial spaces along Tannler Drive the
commercial space shall be oriented toward the main front elevation, “to create [a] more
interesting streetscape and window shopping opportunities.” The Applicant’s proposal shows
a commercial space at the first floor of each of the 7 mixed-use buildings on-site, however,
this space is located on the rear elevation (see Applicant’s revised submittal, August 5, 2015,
Plan Set, sheets A3.1A-A3.7B). For the buildings not required to be located along Tannler
Drive, they may be located internal to the site. An example is included in Figure 2, below. The
criterion is met.

Figure 2 Selected Front and Rear Building Elevations, as Proposed
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Source: Applicant’s August 5, 2015, resubmittal, Plan Set, Sheets A3.1A and A3.1B
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f. Variations in depth and roofline are encouraged for all elevations.

Finding No. 24: Staff concurs with the Applicant’s response (Applicant’s August 5, 2015,
resubmittal, p. 20). The criterion is met.

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.

Finding No. 25: Staff concurs with the Applicant’s response (Applicant’s August 5, 2015,
resubmittal, p. 20) with the exception of the requirement for awnings. The site plan shall
confirm that features for building users - like awnings are provided. As a condition of

approval, the Applicant shall incorporate awnings in the commercial business entrances.

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

Finding No. 26: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

i. Sidewalk cafes, kiosks, vendors, and street furniture are encouraged. However, at
least a four-foot-wide pedestrian accessway must be maintained per Chapter 53
CDC, Sidewalk Use.

Finding No. 27: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”
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7. Transportation Planning Rule (TPR) compliance. The automobile shall be shifted from

a dominant role, relative to other modes of transportation, by the following means:

a. Commercial and office development shall be oriented to the street. At least one
public entrance shall be. ... facing a collector street; .. .with highest traffic levels.
Parking lots shall be placed behind or to the side of commercial and office
development. When a large and/or multi-building development is occurring on a
large undeveloped tract (three plus acres), it is acceptable to focus internally;
however, at least 20 percent of the main adjacent right-of-way shall have
buildings contiguous to it unless waived per subsection (B)(7)(c) of this section.
These buildings shall be oriented to the adjacent street and include pedestrian-
oriented transparencies on those elevations.

Finding No. 28: As proposed, the Commercial uses on-site are oriented toward Blankenship
Road. The main adjacent right-of-way is that of Tannler Drive, which spans a distance of
approximately 903-feet along the Unit 1 and 2 (the applicants site), excluding the
undeveloped tax lot 200 or Unit 3 (to be retained by the property owner). This standard
requires that, “20 percent of the main adjacent right-of-way shall have buildings contiguous to
it, unless waived.” In this case, only Unit 2 is proposed for development. This Unit is 640 feet
long along Tannler Drive. The 20 percent requirement equates to 128 feet of Tannler Drive is
required to have buildings contiguous, or touching, this street. The applicant has not
however, provided information in their application confirming building orientation or
contiguous standards are met. As a condition of approval, “Prior to building permit
submittal, the Applicant shall revise its plans to demonstrate that 20% of the main adjacent
right of way (on Tannler Drive for Unit 2) has buildings contiguous to it.”

Subject to the conditions of approval, the criterion is met.

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

Finding No. 29: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”
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c¢. Commercial, office, and multi-family projects shall be built as close to the
adjacent main right-of-way as practical to facilitate safe pedestrian and transit
access. Reduced frontages by buildings on public rights-of-way may be allowed
due to extreme topographic (e.g., slope, creek, wetlands, etc.) conditions or
compelling functional limitations, not just inconveniences or design challenges.

Finding No. 30: Refer to Finding 28, subject to the condition of approval this condition is
met.

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. Sidewalks in front of
storefronts on the arterials and main store entrances on the arterials identified in
CDC 85.200(A)(3) shall be 12 feet wide to accommodate pedestrians, sidewalk
sales, sidewalk cafes, etc. Sidewalks in front of storefronts and main store
entrances in commercial/OBC zone development on local streets and collectors
shall be eight feet wide.

Finding No. 31: The Applicant’s site plan (August 5, 2015, resubmittal, Sheet P.2.0), shows
sidewalks along the front elevation of all of the buildings on-site, and on the west side of
Building 1, the Pool/Clubhouse complex, Building 7, and Building 6 that are 8-feet in width.
Additionally, sidewalks are separated from parking through the use of curb bumpers.
Sidewalks along the west side of the internal driveway (throughout its north/south extent)
are incomplete and would require that pedestrians traveling south through the site, first cross
to the east side of the driveway and then back to avoid walking in the drive aisle.

As a condition of approval, staff recommends “Prior to building permit submittal, the
Applicant shall revise their site plan to be consistent with CDC requirements that state 8-foot
wide sidewalks where they abut parking areas and travel lanes and 6-foot wide sidewalks
elsewhere, and to provide marked pedestrian crosswalks at all driveway approaches to the
main interior driveway.” Subject to the conditions of approval, the criterion is met.

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.

Finding No. 32: Finding No. 31 above, including the recommended condition of approval,
responds to this criterion.

f. Atleast one entrance to the building shall be on the main street, or as close as
possible to the main street. The entrance shall be designed to identify itself as a
main point of ingress/egress.
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Finding No. 33: The Applicant asserts that the commercial spaces in Buildings 6 and 7, will
not be on the main street but have been located as close as possible to the main street. The
commercial spaces are accessible from the main street (Tannler Drive) via a wheelchair
accessible ramp. This ramp is one of two pedestrian access points from Tannler Drive to the
site and therefore is designed as a main point of ingress/egress. Subject to the conditions of
approval, the criterion is met.

g.  Where transit service exists, or is expected to exist, there shall be a main
entrance within a safe and reasonable distance of the transit stop. A pathway
shall be provided to facilitate a direct connection.

Finding No. 34: The Applicant’s plans (August 5, 2015, resubmittal, Sheet P2.1) show a
sidewalk connecting the main development site to a point on Blankenship Road near an
existing TriMet bus stop. The criterion is met.

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

Finding No. 35: The Tannler Drive right-of-way along the frontage of the Applicant’s
proposed development site is approximately 60-feet wide. Per the standard above, this would
require buildings adjacent to Tannler Drive that are at least 60-feet tall. The maximum
building height for structures in the OBC zone is 45-feet, which the applicant proposes. The
criterion is inconsistent with the dimensional standards in the OBC zone which have been
met.

i. These architectural standards shall apply to public facilities such as reservoirs,
water towers, treatment plants, fire stations, pump stations, power transmission
facilities, etc. It is recognized that many of these facilities, due to their functional
requirements, cannot readily be configured to meet these architectural standards.
However, attempts shall be made to make the design sympathetic to surrounding
properties by landscaping, setbacks, buffers, and all reasonable architectural
means.

Finding No. 36: The proposal is not for any of the public uses listed above and therefore the
criterion does not apply.

j- Parking spaces at trailheads shall be located so as to preserve the view of, and
access to, the trailhead entrance from the roadway. The entrance apron to the
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C.

trailhead shall be marked: “No Parking,” and include design features to foster trail
recognition.

Finding No. 37: The proposed development does not include a trailhead and therefore this
criterion does not apply.

Compatibility between adjoining uses, buffering, and screening.

1. Inaddition to the compatibility requirements contained in Chapter 24 CDC, buffering
shall be provided between different types of land uses. ... The following factors shall
be considered in determining the adequacy of the type and extent of the buffer:

a.

b.

C.
d.
e.

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

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

The direction(s) from which buffering is needed.

The required density of the buffering.

Whether the viewer is stationary or mobile.

Finding No. 38: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 24).

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:

® o0 o

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.

Finding No. 39: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 24).

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

Finding No. 40: The Applicant does not propose rooftop air conditioning or heating systems
or other rooftop mechanical equipment and therefore this criterion does not apply.

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.

Finding No. 41: The Applicant proposes residential units on the north sides of the second
floor of all buildings that are at grade with the surface elevation. Patios will be provided for
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all north side second floor units and will be physically separated from adjacent patios by in-
setting them into the building face. The criterion is met.

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.

Finding No. 42: The Applicant has stated that the residential units have been located as far as
possible from the ambient noise of the nearby Interstate 205 Freeway. The criterion has been
met.

3. Structures or on-site activity areas which generate noise, lights, or glare shall be
buffered from adjoining residential uses in accordance with the standards in
subsection C of this section where applicable.

Finding No. 43: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 25).

4. Businesses or activities that can reasonably be expected to generate noise in excess of
the noise standards contained in West Linn Municipal Code Section 5.487 shall
undertake and submit appropriate noise studies and mitigate as necessary to comply
with the code. (See CDC 55.110(B)(11) and 55.120(M).) ...

Finding No. 44: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 25).
Private outdoor area. This section only applies to multi-family projects.

1. Inaddition to the requirements of residential living, unit shall have an outdoor private
area (patio, terrace, porch) of not less than 48 square feet in area;

Finding No. 45: The Applicant’s plans do not indicate the size of the patio for each proposed
residential dwelling unit. As a condition of approval, the applicant shall be required to submit
documentation which demonstrates that private outdoor areas for each residential unit are at
least 48 square feet in area. Subject to the conditions of approval, the criterion is met.

2. The outdoor space shall be oriented towards the sun where possible; and

Finding No. 46: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 25).

3. The area shall be screened or designed to provide privacy for the users of the space.

Finding No. 47: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 26).
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4. Where balconies are added to units, the balconies shall not be less than 48 square feet,

if they are intended to be counted as private outdoor areas.

Finding No. 48: See Finding No. 45.

F. Shared outdoor recreation areas. This section only applies to multi-family projects and
projects with 10 or more duplexes or single-family attached dwellings on lots under 4,000
square feet. ...

1.

In addition to the requirements of subsection E of this section, usable outdoor
recreation space shall be provided in residential developments for the shared or
common use of all the residents in the following amounts:

a. Studio up to and including two-bedroom units: 200 square feet per unit.

b. Three or more bedroom units: 300 square feet per unit.

2. The required recreation space may be provided as follows:

3.

a. Itmay be all outdoor space; or

b. It may be part outdoor space and part indoor space; for example, an outdoor
tennis court and indoor recreation room; and

c. Where some or all of the required recreation area is indoor, such as an indoor
recreation room, then these indoor areas must be readily accessible to all
residents of the development subject to clearly posted restrictions as to hours of
operation and such regulations necessary for the safety of minors.

d. In considering the requirements of this subsection F, the emphasis shall be on
usable recreation space. No single area of outdoor recreational space shall
encompass an area of less than 250 square feet. All common outdoor recreational
space shall be clearly delineated and readily identifiable as such. Small, marginal,
and incidental lots or parcels of land are not usable recreation spaces. The
location of outdoor recreation space should be integral to the overall design
concept of the site and be free of hazards or constraints that would interfere with
active recreation.

The shared space shall be readily observable to facilitate crime prevention and safety.

Finding No. 49: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, pp. 26-

27).

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:

1.

oUW

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.

Use of gates to demarcate the boundary between a public street and a private access
driveway is prohibited.

Finding No. 50: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 27).
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H. Public transit.

Finding No. 51: The development site does not abut a public transit stop. The criteria do not
apply.

3. The transit stop shall be located as close as possible to the main entrance to the
shopping center, public or office building, or multi-family project. The entrance shall
not be more than 200 feet from the transit stop with a clearly identified pedestrian
link.

4. All commercial business centers (over three acres) and multi-family projects (over 40
units) may be required to provide for the relocation of transit stops to the front of the
site if the existing stop is within 200 to 400 yards of the site and the exaction is roughly
proportional to the impact of the development. The commercial or multi-family project
may be required to provide new facilities in those cases where the nearest stop is over
400 yards away. The transit stop shall be built per subsection (H)(2) of this section.

Finding No. 52: There is an existing transit stop located near the intersection of the existing
driveway to the Willamette 205 office complex to the west and Blankenship Drive. This
existing bus stop is approximately 400-feet from the nearest multi-family residential
entrance. The criterion is met. The existing bus stop is less than 200 yards from the
proposed development site and therefore this criterion does not apply.

5. If a commercial business center or multi-family project is adjacent to an existing or
planned public transit stop, the parking requirement may be reduced by the multiplier of
0.9, or 10 percent. If a commercial center is within 200 feet of a multi-family project, with
over 80 units and pedestrian access, the parking requirement may be reduced by 10
percent or by a 0.90 multiplier.

Finding No. 53: The Applicant is not requesting a reduction in on-site parking. The criteria
do not apply.

6. Standards of CDC 85.200(D), Transit Facilities, shall also apply.

Finding No. 54: The standards referenced above apply when new transit facilities are
required and therefore are not applicable.

. 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
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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.

The realignment or redesign of roads shall consider how the proposal meets accepted
engineering standards, enhances public safety, and favorably relates to adjacent lands
and land uses ...

Streets shall be installed per Chapter 85 CDC standards. The City Engineer has the
authority to require that street widths match adjacent street widths. Sidewalks shall be
installed per CDC 85.200(A)(3) for commercial and office projects, and CDC
85.200(A)(16) and 92.010(H) for residential projects, and applicable provisions of this
chapter. Where streets bisect or traverse water resource areas (WRAs) the street
width shall be reduced to the minimum standard of 20 feet (two 10-foot travel lanes)
plus four-foot-wide curb flush sidewalks or alternate configurations which are
appropriate to site conditions, minimize WRA disturbance or are consistent with an
adopted transportation system plan. The street design shall also be consistent with
habitat friendly provisions of CDC 32.060(H).

Based upon the City Manager’s or Manager’s designee’s determination, the applicant
shall construct or cause to be constructed, or contribute a proportionate share of the
costs, for all necessary off-site improvements identified by the transportation analysis
commissioned to address CDC 55.125 that are required to mitigate impacts from the
proposed development. Proportionate share of the costs shall be determined by the
City Manager or Manager’s designee, who shall assume that the proposed development
provides improvements in rough proportion to identified impacts of the development.

Finding No. 55: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 29-
30) as it relates to Tannler Street Improvements. However, the condition of approval for a
response to the Traffic Impact Assessment, any proposed offsite improvements or analysis;
those issues will be addressed as part of the supplemental staff report.

3.

4,

5.

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.

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.

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

Finding No. 56: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, pp. 30-

31).
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J. Crime prevention and safety/defensible space.

1.

2.

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

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

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

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

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.

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.

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

Security fences for utilities (e.g., power transformers, pump stations, pipeline control
equipment, etc.) or wireless communication facilities may be up to eight feet tall in
order to protect public safety. No variances are required regardless of location.

Finding No. 57: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

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.

Finding No. 58: Staff accepts the Applicant’s response (August 5, 2015, resubmittal, p. 33).
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1. Based on considerations of crime prevention and the needs of emergency vehicles, a
system of signs for identifying the location of each residential unit, store, or industry
shall be established.

2. The signs, graphics, and letter styles shall be designed to be compatible with
surrounding development, to contribute to a sense of project identity, or, when
appropriate, to reflect a sense of the history of the area and the architectural style.

3. The sign graphics and letter styles shall announce, inform, and designate particular
areas or uses as simply and clearly as possible.

4. The signs shall not obscure vehicle driver’s sight distance.

5. Signs indicating future use shall be installed on land dedicated for public facilities (e.g.,
parks, water reservoir, fire halls, etc.).

6. Signs and appropriate traffic control devices and markings shall be installed or painted
in the driveway and parking lot areas to identify bicycle and pedestrian routes.

Finding No. 59: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, pp. 33-34).

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.

Finding No. 60: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, pp. 34).

N. Wireless communication facilities (WCFs). (This section only applicable to WCFs.)

Finding No. 61: No wireless communication facilities are proposed. This criterion does not
apply.

0. Refuse and recycling standards.

1. All commercial, industrial and multi-family developments over five units requiring
Class II design review shall comply with the standards set forth in these provisions.
Modifications to these provisions may be permitted if the Planning Commission
determines that the changes are consistent with the purpose of these provisions and
the City receives written evidence from the local franchised solid waste and recycling
firm that they are in agreement with the proposed modifications.

2. Compactors, containers, and drop boxes shall be located on a level Portland cement
concrete pad, a minimum of four inches thick, at ground elevation or other location
compatible with the local franchise collection firm’s equipment at the time of
construction. The pad shall be designed to discharge surface water runoff to avoid
ponding.
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3. Recycling and solid waste service areas.

a.

b.

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

The recycling area shall be located in close proximity to the garbage container
areas and be accessible to the local franchised collection firm’s equipment.
Recycling receptacles or shelters located outside a structure shall have lids and be
covered by a roof constructed of water and insect-resistive material. The
maintenance of enclosures, receptacles and shelters is the responsibility of the
property owner.

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

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

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

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

Finding No. 62: The Applicant is not requesting modifications of the standards in
Subsection 1. Staff accepts the Applicant’s responses to the above criteria (August 5,
2015, resubmittal, pp. 35-36).

4. Special wastes or recyclable materials.

a.

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

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

Finding No. 63: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, p.36).

5. Screening and buffering.

a.

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

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

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

Finding No. 64: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, p.36).

6. Litter receptacles.

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

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

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

Finding No. 65: Staff accepts the Applicant’s responses to (a.) and (b.) above (August 5, 2015,
resubmittal, p.37). Subsection (c.) requires at least one external litter receptacle for every 25
parking space. As a condition of approval, the Applicant shall install litter receptacles in the
manner described in (c.) above based on the required commercial parking on-site.

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).

Finding No. 66: The applicant has submitted a TIA and the City Engineer is coordinating with
the applicant and ODOT. A supplemental staff report will be provided to address these issues
in 55.125 and 85.170(B)(2).

34.020 ACCESSORY USES

Accessory uses are permitted uses which are customary and incidental to principal uses permitted
in the zone and shall be permitted outright, or by prescribed conditions as identified below, and
may be either attached or separated from the principal dwelling. Accessory uses on designated
historic resources are subject to additional regulations in CDC 25.060(B).

Finding No. 67: The outdoor swimming pool, clubhouse and leasing office can be considered
uses that are incidental to the primary multi-family residential use that it proposed on-site.
These uses are therefore permitted outright.
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34.040 SETBACK PROVISIONS FOR NOISE-PRODUCING ACCESSORY STRUCTURES AND USES
Noise-producing accessory uses and structures such as heat pumps, swimming pool motors or
pumps shall meet the setback requirements of the zone.

Finding No. 68: The previous findings related to setbacks and the conditions of approval
related to building placement address how uses and structures either meet or are conditioned
to meet setback requirements. Subject to the conditions of approval, the criterion is met.

34.060 SETBACK PROVISIONS FOR ACCESSORY STRUCTURES (NON-DWELLING)
A. Accessory structures shall comply with all requirements for the principal use except as
provided in CDC 34.040 and where specifically modified by this code as follows.

Finding No. 69: In the OBC zone there is a maximum front setback of 20-feet to encourage
more pedestrian oriented development along streets. The proposed pool, clubhouse complex,
the eight separate garage buildings and two separate trash enclosures, are the accessory
structures proposed on-site and are setback beyond 20-feet. While this technically does not
meet the front setback in the OBC zone, the proposal complies with the intent of this
regulation. These accessory structures satisfy the side and rear yard setback requirements in
the OBC zone.

Per the definition of accessory structure in CDC 2.030, these structures may include a
maximum are of 1,500 square feet. Both the pool and clubhouse exceed 1,500 square feet.

The swimming pool and the clubhouse are accessory structures and accommodate accessory
uses to the principal uses of commercial development and multiple-family residential
dwellings. The Planning Commission can find that notwithstanding that the clubhouse
exceeds 1500 square feet, it is a permitted use in the OBC zone because it will accommodate
“Professional and administrative services”. CDC 21.030.12. The professional and
administrative services include leasing service for the commercial and residential uses,
meeting rooms and other similar activities to support the two principal uses.

The Planning Commission can find that the swimming pool is allowed even though it exceeds
1500 square feet because the definition of “accessory structure” in CDC Chapter 02 is
intended to address accessory structures to single family dwellings. In the alternative, the
Planning Commission can impose a condition of approval requiring the Applicant to, prior to
building plan submittal, revise its plans to show compliance with a swimming pool not
exceeding 1500 square feet.

B. Aside yard or rear yard requirement may be reduced to three feet for an accessory structure
except for a side or rear yard abutting a street, with the exception of alleys platted and
dedicated prior to September 30, 1984, as defined in this code; provided, that:

1. The structure is erected more than 60 feet from the front lot line;
2. The structure does not exceed one story or 15 feet in height;

3. The structure does not exceed an area of 500 square feet; and

4. The structure does not violate any existing utility easements.

C. Attached accessory structures. When an accessory structure is attached to the main structure
(wall to wall or by any permanent attachment), including via a covered walkway, such
accessory structure shall be considered as part of the main structure.

8/26/15 PC Meeting
31


http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC34.html#34.040

Finding No. 70: Staff accepts the Applicant’s responses to (B.) and (C.) above (Applicant’s
August 5, 2015, resubmittal, pp. 42-43). The previous findings related to setbacks and the
conditions of approval related to building placement address how uses and structures either
meet or are conditioned to meet setback requirements. Subject to the conditions of approval,
the criterion is met.

41.005 DETERMINING HEIGHT OF BUILDING
A. For all zoning districts, building height shall be the vertical distance above a reference datum
measured to the highest point of a flat roof or to the deck line of a mansard roof or to the
highest gable, ridgeline or peak of a pitched or hipped roof, not including projections above
roofs such as cupolas, towers, etc. The reference datum shall be selected by either of the
following, whichever yields a greater height of building.

1. For relatively flat sites where there is less than a 10-foot difference in grade between
the front and rear of the building, the height of the building shall be measured from
grade five feet out from the exterior wall at the front of the building; or

2. For steeper lots where there is more than a 10-foot difference in grade between the
front and rear of the building, the height of the building is measured from grade at a
point five feet out from the exterior wall on the lowest side (front or rear) of the
building. One then measures vertically to the peak or ridgeline of the roof to determine
the height.

3. Buildings on cross slopes or side slopes are measured at either the front or rear of the
building using methods described in subsections (A)(1) and (2) of this definition only.
Even if the cross slope creates a tall elevation on the side, the method of determining
height is not modified.

Finding No. 71: The Applicant has proposed buildings that are a maximum of 45-feet tall,
using the above methodology, as is permitted in the OBC zone. The criteria are met.

41.010 FRONT YARD SETBACK EXCEPTION

If the average slope of a building site is 25 percent or greater, as measured along the planes of the
proposed structure, the minimum front yard setback for the garage shall be three feet. All
structures other than the garage shall meet the setback requirement of the underlying zone, or as
otherwise specified in this code. ...

Finding No. 72: The Applicant does not propose exceptions to the front yard requirement.
The criteria are not applicable.

41.020 HEIGHT EXCEPTIONS

A. [If the highest grade of a building site which fronts on the downslope side of the street is
greater than 10 feet above the lowest grade as measured along the planes of the proposed
structure, the total building height may not exceed 45 feet as measured from the lowest
grade at a point five feet downhill from the rear of the building, provided the building height
does not project more than 24 feet above the average grade of the street. In the R-15, R-20,
and R-40 zones the 45-foot height may be increased to 50 feet.

B. Ifthe highest grade of a building site which fronts on the upslope side of the street is greater
than 10 feet above the lowest grade, as measured along the planes of the proposed structure,
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the total building height shall not exceed 45 feet. In the R-15, R-20, and R-40 zones the 45-
foot height may be increased to 50 feet.

Height of buildings on uphill slopes where there is more than a 10-foot difference between
the rear and front elevation is measured from a point five feet downhill from the front of the
building to the peak or dominant ridgeline and shall not exceed 45 feet (50 feet in the R-15,
R-20 and R-40 zones).

Height of buildings on downhill slopes where there is more than a 10-foot difference
between the rear and front elevation is measured from a point five feet downhill from the
rear of the building to the peak or dominant ridgeline and shall not exceed 45 feet (50 feet in
the R-15, R-20 and R-40 zones). Front house height cannot be more than 24 feet above
average street grade.

Finding No. 73: The Applicant has proposed buildings that are a maximum of 45-feet tall,
using the above methodology, as is permitted in the OBC zone. The criteria are met.

42.020 CLEAR VISION AREAS REQUIRED, USES PROHIBITED

A. A clear vision area shall be maintained on the corners of all property adjacent to an
intersection as provided by CDC 42.040 and 42.050.

B. A clear vision area shall contain no planting, fence, wall, structure or temporary or
permanent obstruction (except for an occasional utility pole or tree) exceeding three feet in
height, measured from the top of the curb, or, where no curb exists, from the street
centerline grade, except that trees exceeding this height may be located in this area, provided
all branches below eight feet are removed. (Ord. 1192, 1987)

Finding No. 74: There are retaining walls shown within the clear vision area of both
entrances to the site. The retaining wall at the south entrance, off of the existing driveway
that is proposed to be shared with the office complex to the west, is 6-feet tall (Applicant’s
August 5, 2015, resubmittal, Plan Set, Sheet P3.0) as measured from grade on the outside of
the wall. The height of the retaining wall at the site entrance from Tannler Drive is of
unknown height. As a condition of approval, the Applicant shall modify their plans so that no
obstruction, including retaining walls, are above three-feet tall within the clear vision areas
using the method described in CDC 42.040.

44.020 SIGHT-OBSCURING FENCE; SETBACK AND HEIGHT LIMITATIONS
A. A sight- or non-sight-obscuring fence may be located on the property line or in a yard
setback area subject to the following:
1. The fence is located within:

a. Arequired front yard area, and it does not exceed three feet, except pillars and
driveway entry features subject to the requirements of Chapter 42 CDC, Clear
Vision Areas, and approval by the Planning Director;

b. Arequired side yard which abuts a street and it is within that portion of the side
yard which is also part of the front yard setback area and it does not exceed three
feet;

c. Arequired side yard which abuts a street and it is within that portion of the side
yard which is not also a portion of the front yard setback area and it does not
exceed six feet provided the provisions of Chapter 42 CDC are met;

8/26/15 PC Meeting
33


http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC42.html#42.040
http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC42.html#42.050
http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC42.html#42
http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC42.html#42

d. Arequired rear yard which abuts a street and it does not exceed six feet; or
e. Arequired side yard area which does not abut a street or a rear yard and it does
not exceed six feet.

Finding No. 75: Staff concurs with the submitted narrative (Page 44) and Sheet P3.0

(Preliminary Grading Plan), which shows retaining walls in all required yard areas in excess
of 30-inches in height. The criteria are met.

B. Fence or wall on a retaining wall. When a fence is built on a retaining wall or an artificial
berm, the following standards shall apply:

1. When the retaining wall or artificial berm is 30 inches or less in height from finished
grade, the maximum fence or wall height on top of the retaining wall shall be six feet.
2. When the retaining wall or earth berm is greater than 30 inches in height, the

combined height of the retaining wall and fence or wall from finished grade shall not
exceed eight and one-half feet.

3. Fences or walls located on top of retaining walls or earth berms in excess of 30 inches
above finished grade may exceed the total allowed combined height of eight and one-
half feet; provided, that the fence or wall is located a minimum of two feet from the
retaining wall and the fence or wall height shall not exceed six feet.

Finding No. 76: Note 2, from the Applicant’s Preliminary Landscape Plans (Applicant’s
August 5, 2015, resubmittal, Plan Set, Sheet L1.0), indicates that a 42-inch tall, vinyl-coated
chain link fence will be installed atop retaining walls that exceed 30-inches in height. In many
cases, fences atop retaining walls exceed the 8.5-foot maximum allowed in (B.2.) above. As a
condition of approval, the applicant shall locate all fences a minimum of two feet from the
retaining wall where the combined height currently exceeds 8.5-feet. Subject to the
conditions of approval, the criterion is met.

44.030 SCREENING OF OUTDOOR STORAGE
A. All service, repair, and storage activities carried on in connection with any commercial,
business or industrial activity and not conducted within an enclosed building shall be
screened from view of all adjacent properties and adjacent streets by a sight-obscuring fence.
B. The sight-obscuring fence shall be in accordance with provisions of Chapter 42 CDC, Clear
Vision Areas, and shall be subject to the provisions of Chapter 55 CDC, Design Review.

Finding No. 77: The Applicant is not proposing any outdoor service, repair and/or storage
activities associate with commercial activities on-site. The criteria are not applicable.

44.040 LANDSCAPING

Landscaping which is located on the fence line and which impairs sight vision shall not be located
within the clear vision area as provided in Chapter 42 CDC.
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Finding No. 78: The Applicant’s Preliminary Landscape Plans (Applicant’s August 5, 2015,
resubmittal, Plan Set, Sheet L1.0), indicates that landscaping will be located within the clear
vision areas at both accesses to the site. As a condition of approval, the Applicant shall
provide evidence that this vegetation can be maintained in accordance with CDC Chapter 42.

44.050 STANDARDS FOR CONSTRUCTION
A. The structural side of the fence shall face the owner’s property; and
Informational Note: The building permits must demonstrate that all fences have been
constructed with the structural side oriented toward the interior of the site.

Finding No. 79: Subject to the informational finding, and the applicant’s recognition of
Chapter 44 on Page 44 of the Applicants submittal. The informational note is posted above
and will be verified as part of the building permitting review.

46.070 MAXIMUM DISTANCE ALLOWED BETWEEN PARKING AREA AND USE
A. Off-street parking spaces for single- and two-family dwellings shall be located on the same
lot with the dwelling.

Finding No. 80: The Applicant’s proposal is not for single or two-family dwellings and
therefore this criterion is not applicable.

B. Off-street parking spaces for uses not listed in subsection A of this section shall be located
not farther than 200 feet from an entryway to the building or use they are required to serve,
measured in a straight line from the building, with the following exceptions:

1. Shared parking areas for commercial uses which require more than 40 parking spaces
may provide for the spaces in excess of the required 40 spaces up to a distance of 300
feet from the entryway to the commercial building or use.

2. Industrial and manufacturing uses which require in excess of 40 spaces may locate the
required spaces in excess of the 40 spaces up to a distance of 300 feet from the
entryway to the building.

3. Employee parking areas for carpools and vanpools shall be located closer to the
entryway to the building than general employee parking.

4. Stacked or valet parking is allowed if an attendant is present to move vehicles. If
stacked parking is used for required parking spaces, the applicant shall ensure that an
attendant will always be present when the lot is in operation. The requirements for
minimum or maximum spaces and all parking area development standards continue to
apply for stacked parking.

5. All disabled parking shall be placed closest to building entrances than all other parking.
Appropriate ADA curb cuts and ramps to go from the parking lot to the ADA-accessible
entrance shall be provided unless exempted by ADA code. (Ord. 1547, 2007)

Finding No. 81: All off-street parking spaces are proposed to be located within 200-feet of an
entryway to a building. The criterion is met.
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46.090 MINIMUM PARKING SPACE REQUIREMENTS

A. Residential parking space requirements.

3. Multi-family residences:

b. 1 bedroom apartment. 1.25 off-street spaces for each unit. Stacking one car
behind the other is permitted only when the parking
spaces are allocated to specific apartments.

c. 2bedroom apartments. 1.5 off-street spaces for each dwelling unit. Stacking one
car behind the other is permitted only when the parking
spaces are allocated to specific apartments.

d. 3 (or more) bedroom 1.75 off-street spaces for each dwelling unit. Stacking one
apartment. car behind the other is permitted only when the parking
spaces are allocated to specific apartments.

e. Visitor parking for multi- 1 off-street space for every 3 apartment units evenly
family residences. distributed throughout the complex. These spaces shall be
clearly identified and signed as visitor spaces only. This
number may be reduced by 1 space for every 18 feet of
project abutting public street frontage where on-street
parking is allowed.

C. Commercial.

2. General retail store, except as One space for every 240 sq. ft. of gross floor area.
provided below.

3. Retail-bulky (i.e., One space for every 300 sq. ft. of gross floor area.
automobiles, furniture,
automotive parts, appliances
such as stoves, refrigerators,
etc.).

4. Service and repair shops. One space for every 500 sq. ft. of gross floor area.

5. Professional offices, banks One space for every 370 sq. ft. of gross area.
and savings and loans, and
government offices.

6. Medical/dental clinics/day  One space for every 250 sq. ft. of gross floor area.
surgery.
F. Maximum parking. Parking spaces (except for single-family and two-family residential uses)
shall not exceed the minimum required number of spaces by more than 10 percent.

Finding No. 82: Staff accepts the Applicant’s responses to the above criteria regarding
minimum parking (Applicant’s August 5, 2015, resubmittal, pp. 45-47).

46.120 DRIVEWAYS REQUIRED ON SITE
Any school or other meeting place which is designed to accommodate more than 25 people at one
time shall provide a 15-foot-wide driveway designed for continuous forward flow of passenger
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vehicles for the purpose of loading and unloading passengers. Depending on functional
requirements, the width may be increased with Planning Director approval.

Finding No. 83: Staff accepts the Applicant’s responses to the above criteria regarding
minimum parking (Applicant’s August 5, 2015, resubmittal, p. 47).

46.150 DESIGN AND STANDARDS

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

storage, loading, and circulation:

A. Design standards.

1. “One standard parking space” means a minimum for a parking stall of eight feet in width
and 16 feet in length. These stalls shall be identified as “compact.” To accommodate
larger cars, 50 percent of the required parking spaces shall have a minimum dimension
of nine feet in width and 18 feet in length (nine feet by 18 feet). When multi-family
parking stalls back onto a main driveway, the stalls shall be nine feet by 20 feet. Parking
for development in water resource areas may have 100 percent compact spaces.

2. Disabled parking and maneuvering spaces shall be consistent with current federal
dimensional standards and subsection B of this section and placed nearest to accessible
building entryways and ramps.

Repealed by Ord. 1622.

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

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

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

7. Except for residential parking, and parking for public parks and trailheads, at least 50
percent of all areas used for the parking and/or storage and/or maneuvering of any
vehicle, boat and/or trailer shall be improved with asphalt or concrete surfaces
according to the same standards required for the construction and acceptance of City
streets. The remainder of the areas used for parking may use a permeable paving
surface designed to reduce surface runoff. Parking for public parks or trailheads may
use a permeable paving surface designed to reduce surface runoff for all parking areas.
Where a parking lot contains both paved and unpaved areas, the paved areas shall be
located closest to the use which they serve.

8. Off-street parking spaces for single- and two-family residences shall be improved with
an asphalt or concrete surface, or a permeable parking surface designed to reduce
surface runoff, to specifications as approved by the Building Official. Other parking
facilities for two- and single-family homes that are to accommodate additional vehicles,
boats, recreational vehicles, and trailers, etc., need not be paved. All parking for multi-
family residential development shall be paved with concrete or asphalt. Driveways shall
measure at least 20 feet from the back of sidewalk to garage or the end of the parking

w
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10.

11.

12.

13.

14.

16.
17.

18.

19.

pad to accommodate cars and sport utility vehicles without the vehicles blocking the

public sidewalk.

Access drives from the street to off-street parking or loading areas shall be designed and

constructed to facilitate the flow of traffic and provide maximum safety for pedestrian

and vehicular traffic on the site. The number of access drives shall be limited to the
minimum that will allow the property to accommodate and service the anticipated
traffic. Access drives shall be clearly and permanently marked and defined through use
of rails, fences, walls, or other barriers or markers on frontage not occupied by service
drives.

Access drives shall have a minimum vision clearance as provided in Chapter 42 CDC,

Clear Vision Areas.

Parking spaces along the boundaries of a parking lot or adjacent to interior landscaped

areas or sidewalks shall be provided with a wheel stop at least four inches high located

two feet back from the front of the parking stall. Such parking spaces may be provided
without wheel stops if the sidewalks or landscaped areas adjacent the parking stalls are
two feet wider than the minimum width.

Off-street parking and loading areas shall be drained in accordance with plans and

specifications approved by the City Engineer. Storm drainage at commercial sites may

also have to be collected to treat oils and other residue.

Artificial lighting on all off-street parking facilities shall be designed to deflect all light

downward away from surrounding residences and so as not to create a hazard to the

public use of any road or street.

Directional arrows and traffic control devices which are placed on parking lots shall be

identified.

Visitor or guest parking must be identified by painted “GUEST” or “VISITOR.”

The parking area shall have less than a five percent grade. No drainage across adjacent

sidewalks or walkways is allowed.

Commercial, office, industrial, and public parking lots may not occupy more than 50

percent of the main lot frontage of a development site. The remaining frontage shall

comprise buildings or landscaping. If over 50 percent of the lineal frontage comprises
parking lot, the landscape strip between the right-of-way and parking lot shall be
increased to 15 feet wide and shall include terrain variations (e.g., one-foot-high berm)
plus landscaping. The defensible space of the parking lot should not be compromised.

Areas of the parking lot improved with asphalt or concrete surfaces shall be designed

into areas of 12 or less spaces through the use of defined landscaped area. Groups of 12

or less spaces are defined as:

a. Twelve spaces in a row, provided there are no abutting parking spaces, as in the
case when the spaces are abutting the perimeter of the lot; or

b. Twelve spaces in a group with six spaces abutting together; or

c¢. Two groups of 12 spaces abutting each other, but separated by a 15-foot-wide
landscape area including a six-foot-wide walkway.

d. Parking areas improved with a permeable parking surface may be designed using
the configurations shown in subsections (A)(19)(a), (b) and (c) of this section
except that groups of up to 18 spaces are allowed.

e. The requirements of this chapter relating to total parking lot landscaping,
landscaping buffers, perimeter landscaping, and landscaping the parking lot islands
and interior may be waived or reduced pursuant to CDC 32.110(F) ina WRA
application without a variance being required.
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Finding No. 84: Staff accepts the Applicant’s responses to the above criteria regarding
minimum parking (Applicant’s August 5, 2015, resubmittal, pp. 48-51).

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

Finding No. 85: The Applicant’s site plan reveals incomplete sidewalks along the west side of
the north/south extent of the interior site driveway. To facilitate north/south movement on
the site and movement between residential and commercial uses, as a condition of approval,
the Applicant shall provide continuous sidewalks and pedestrian crossings along the west
side of the internal site driveway.

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

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

Finding No. 86: Goal 10, Policy 2, of the West Linn Comprehensive Plan states that there
should be an “opportunity for development of detached and attached single-family units,
duplexes, garden apartments, town houses, row houses, multiplex units and boarding houses,
lodging or rooming houses, and manufactured housing.” The proposed development includes
180 units of “multiple family housing,” which constitutes “needed housing” pursuant to ORS
197.303(1)(a). The needed housing statutes require the City to “adopt and apply only clear
and objective standards, conditions and procedures regulating the development of needed
housing.” ORS 197.307(4). The standard above is subjective because it requires the exercise
of discretion to determine whether the standard is met. This criterion cannot be used to deny
an application for needed housing because the standard is not “clear and objective.”

23. Permeable parking spaces shall be designed and built to City standards.

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

1. Minimum number of accessible parking space requirements (see following table):
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MINIMUM NUMBER OF VAN-
REQUIRED TOTAL NUMBER OF ACCESSIBLE ACCESSIBLE SPACES SIGNED
NUMBER OF SPACES SPACES “WHEELCHAIR USE ONLY”
TOTAL PARKING REQUIRED, OF
SPACES TOTAL
1-25 1 1 -
26 -50 2 1 -
51-75 3 1 -
76 -100 4 1 -
101 -150 5 - 1
151 -200 6 - 1
201 -300 7 - 2
301 -400 8 - 2
401 -500 9 - 2
501 -999 2 percent of total spaces - 1 in every 6 accessible
spaces or portion thereof
Over 1,000 20 spaces plus 1 for every 100 - 1 in every 6 spaces or
spaces, or fraction thereof, over portion thereof
1,000

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

3. Accessible parking space and aisle shall meet ADA vertical and horizontal slope
standards.

4. Where any differences exist between this section and current federal standards, those
standards shall prevail over this code section.

5. Onein every eight accessible spaces, but not less than one, shall be served by an access
aisle 96 inches wide.

6. Van-accessible parking spaces shall have an additional sign marked “Van Accessible”
mounted below the accessible parking sign. A van-accessible parking space reserved for
wheelchair users shall have a sign that includes the words “Wheelchair Use Only.” Van-
accessible parking shall have an adjacent eight-foot-wide aisle. All other accessible stalls
shall have a six-foot-wide aisle. Two vehicles may share the same aisle if it is between
them. The vertical clearance of the van space shall be 96 inches.

Finding No. 87: Staff accepts the Applicant’s responses to these criteria (August 5, 2015,
resubmittal, pp. 51-52).
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D. Bicycle facilities and parking.
1. Provisions shall be made for pedestrian and bicycle ways if such facilities are shown on

an adopted plan.

Finding No. 88: The 2013 West Linn Trails Master Plan identifies a Primary Off-street Trail
Route running east to west along the northern boundary of this site. The City currently has a
20-foot wide public utility easement in this area to accommodate the planned trail route and
therefore no additional easements are necessary. As a condition of approval the Applicant
shall be responsible for contributing a proportionate share of the planned improvements to
this trail route.

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

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

MINIMUM
LAND USE CATEGORY MINIMUM REQUIRED BICYCLE PARKING SPACES COVERED

AMOUNT
Multi-family Residential 1 space per unit 50%
Retail Sales 0.33 spaces per 1,000 gross sq. ft. 50%

Office

2, or 0.5 spaces per 1,000 gross sq. ft., whichever is 10%
greater

Finding No. 89: Staff accepts the Applicant’s responses to these criteria (August 5, 2015,
resubmittal, pp. 52-53). The criterion is met.

48.025 ACCESS CONTROL
B. Access control standards.

1.

2.

3.

Traffic impact analysis requirements. The City or other agency with access jurisdiction
may require a traffic study prepared by a qualified professional to determine access,
circulation and other transportation requirements. (See also CDC 55.125, Traffic
Impact Analysis.)

The City or other agency with access permit jurisdiction may require the closing or
consolidation of existing curb cuts or other vehicle access points, recording of
reciprocal access easements (i.e., for shared driveways), development of a frontage
street, installation of traffic control devices, and/or other mitigation as a condition of
granting an access permit, to ensure the safe and efficient operation of the street and
highway system. Access to and from off-street parking areas shall not permit backing
onto a public street.

Access options. When vehicle access is required for development (i.e., for off-street
parking, delivery, service, drive-through facilities, etc.), access shall be provided by one
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of the following methods (planned access shall be consistent with adopted public
works standards and TSP). These methods are “options” to the developer/subdivider.

a) Option 1. Access is from an existing or proposed alley or mid-block lane. If a
property has access to an alley or lane, direct access to a public street is not
permitted.

b) Option 2. Access is from a private street or driveway connected to an adjoining
property that has direct access to a public street (i.e., “shared driveway”). A
public access easement covering the driveway shall be recorded in this case to
assure access to the closest public street for all users of the private street/drive.

c) Option 3. Access is from a public street adjacent to the development lot or parcel.
If practicable, the owner/developer may be required to close or consolidate an
existing access point as a condition of approving a new access. Street accesses
shall comply with the access spacing standards in subsection (B)(6) of this
section.

Double-frontage lots. When a lot or parcel has frontage onto two or more streets,
access shall be provided first from the street with the lowest classification. For
example, access shall be provided from a local street before a collector or arterial
street. When a lot or parcel has frontage opposite that of the adjacent lots or parcels,
access shall be provided from the street with the lowest classification.

Access spacing.

a. The access spacing standards found in Chapter 8 of the adopted Transportation
System Plan (TSP) shall be applicable to all newly established public street
intersections and non-traversable medians.

b. Private drives and other access ways are subject to the requirements of CDC
48.060.

Number of access points. For single-family (detached and attached), two-family, and
duplex housing types, one street access point is permitted per lot or parcel, when alley
access cannot otherwise be provided; except that two access points may be permitted
corner lots (i.e.,, no more than one access per street), subject to the access spacing
standards in subsection (B)(6) of this section. The number of street access points for
multiple family, commercial, industrial, and public/institutional developments shall be
minimized to protect the function, safety and operation of the street(s) and sidewalk(s)
for all users. Shared access may be required, in conformance with subsection (B)(8) of
this section, in order to maintain the required access spacing, and minimize the
number of access points.

Shared driveways. The number of driveway and private street intersections with public
streets shall be minimized by the use of shared driveways with adjoining lots where
feasible. The City shall require shared driveways as a condition of land division or site
design review, as applicable, for traffic safety and access management purposes in
accordance with the following standards:

a. Shared driveways and frontage streets may be required to consolidate access
onto a collector or arterial street. When shared driveways or frontage streets are
required, they shall be stubbed to adjacent developable parcels to indicate future
extension. “Stub” means that a driveway or street temporarily ends at the
property line, but may be extended in the future as the adjacent lot or parcel
develops. “Developable” means that a lot or parcel is either vacant or it is likely to
receive additional development (i.e., due to infill or redevelopment potential).

b. Access easements (i.e., for the benefit of affected properties) shall be recorded
for all shared driveways, including pathways, at the time of final plat approval or
as a condition of site development approval.
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c. Exception. Shared driveways are not required when existing development
patterns or physical constraints (e.g., topography, lot or parcel configuration, and
similar conditions) prevent extending the street/driveway in the future.

Finding No. 90: The applicant has submitted a TIA and the City Engineer is coordinating with
the applicant and ODOT. A supplemental staff report will be provided to address the above
issues along with the requirements of 55.125 and 85.170(B)(2).

C. Street connectivity and formation of blocks required. In order to promote efficient vehicular
and pedestrian circulation throughout the City, land divisions and large site developments
shall produce complete blocks bounded by a connecting network of public and/or private
streets, in accordance with the following standards:

1. Blocklength and perimeter. The maximum block length shall not exceed 800 feet or
1,800 feet along an arterial.

2. Street standards. Public and private streets shall also conform to Chapter 92 CDC,
Required Improvements, and to any other applicable sections of the West Linn
Community Development Code and approved TSP.

3. Exception. Exceptions to the above standards may be granted when blocks are divided
by one or more pathway(s), in conformance with the provisions of CDC 85.200(C),
Pedestrian and Bicycle Trails, or cases where extreme topographic (e.g., slope, creek,
wetlands, etc.) conditions or compelling functional limitations preclude
implementation, not just inconveniences or design challenges

Finding No. 91: The proposed use is a mixed commercial and multi-family dwelling
development. A subdivision is not proposed and therefore the block length requirement does
not apply. The proposal utilizes direct access to Tannler Drive and an easement access to
Blankenship Road. The applicant has submitted a TIA and the City Engineer is coordinating
with the applicant and ODOT. A supplemental staff report will be provided to address the
above issues along with the requirements of 55.125 and 85.170(B)(2)..

48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES
E. Access and/or service drives for multi-family dwellings shall be fully improved with hard
surface pavement:

1. With a minimum of 24-foot width when accommodating two-way traffic; or

2. With a minimum of 15-foot width when accommodating one-way traffic. Horizontal
clearance shall be two and one-half feet wide on either side of the driveway.

3. Minimum vertical clearance of 13 feet, six inches.

4. Appropriate turnaround facilities per Fire Chief’s standards for emergency vehicles
when the drive is over 150 feet long. Fire Department turnaround areas shall not
exceed seven percent grade unless waived by the Fire Chief.

5. The grade shall not exceed 10 percent on average, with a maximum of 15 percent.

6. A minimum centerline turning radius of 45 feet for the curve.

Finding No. 92: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, pp. 57). The criteria are met.
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F. Where on-site maneuvering and/or access drives are necessary to accommodate required

parking, in no case shall said maneuvering and/or access drives be less than that required in
Chapters 46 and 48 CDC.

G. The number of driveways or curb cuts shall be minimized on arterials or collectors.
Consolidation or joint use of existing driveways shall be required when feasible.

Finding No. 93: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal p. 57). The criteria are met.

H. In order to facilitate through traffic and improve neighborhood connections, it may be
necessary to construct a public street through a multi-family site.

Finding No. 94: The applicant has submitted a TIA and the City Engineer is coordinating with
the applicant and ODOT. A supplemental staff report will be provided to address the above
issues along with the requirements of 55.125 and 85.170(B)(2).

[. Gated accessways to residential development other than a single-family home are prohibited.

Finding No. 95: A gated accessway is not proposed. The criterion is met.

48.040 MINIMUM VEHICLE REQUIREMENTS FOR NON-RESIDENTIAL USES
Access, egress, and circulation system for all non-residential uses shall not be less than the
following:
A. Service drives for non-residential uses shall be fully improved with hard surface pavement:
1. With a minimum of 24-foot width when accommodating two-way traffic; or
2. With a minimum of 15-foot width when accommodating one-way traffic. Horizontal
clearance shall be two and one-half feet wide on either side of the driveway.
3. Meet the requirements of CDC 48.030(E)(3) through (6).
4. Pickup window driveways may be 12 feet wide unless the Fire Chief determines
additional width is required.
B. All non-residential uses shall be served by one or more service drives as determined
necessary to provide convenient and safe access to the property and designed according to
CDC 48.030(A). In no case shall the design of the service drive or drives require or facilitate
the backward movement or other maneuvering of a vehicle within a street, other than an
alley.
C. All on-site maneuvering and/or access drives shall be maintained pursuant to CDC 46.130.

D. Gated accessways to non-residential uses are prohibited unless required for public safety or
security.

Finding No. 96: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, p. 58).

48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS SEPARATION REQUIREMENTS
A. Minimum curb cut width shall be 16 feet.
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B. Maximum curb cut width shall be 36 feet, except along Highway 43 in which case the
maximum curb cut shall be 40 feet. For emergency service providers, including fire stations,
the maximum shall be 50 feet.

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

4. On a collector when intersecting an arterial street, 100 feet.
5. On a collector when intersected by another collector or local street, 35 feet.
6. Onalocal 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:

2. Ona collector street, 75 feet.
3. Between any two curb cuts on the same lot or parcel on a local street, 30 feet.

Finding No. 97: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, p. 59).

E. Arolled curb may be installed in lieu of curb cuts and access separation requirements.

F. Curb cuts shall be kept to the minimum, particularly on Highway 43. Consolidation of
driveways is preferred. The standard on Highway 43 is one curb cut per business if
consolidation of driveways is not possible.

G. Adequate line of sight pursuant to engineering standards should be afforded at each
driveway or accessway.

Finding No. 98: Staff accepts the Applicant’s responses to the above criteria (August 5, 2015,
resubmittal, p. 59).

48.070 PLANNING DIRECTOR’S AUTHORITY TO RESTRICT ACCESS APPEAL PROVISIONS
A. Inorder to provide for increased traffic movement on congested streets and eliminate

turning movement problems, the Planning Director and the City Engineer, or his designee,
may restrict the location of driveways on said street and require the location of driveways on
adjacent streets upon the finding that the proposed access would:

1. Provide inadequate access for emergency vehicles; or

2. Cause or increase hazardous conditions to exist which would constitute a clear and

present danger to the public health safety and general welfare.

B. A decision by the Planning Director may be appealed to the Planning Commission as
provided by CDC 99.240(B).

Finding No. 99: TVFR have not provided concerns that the driveway locations would create
any turning movement problems. This criterion is met.

Related to the traffic impact assessment, the applicant has submitted a TIA and the City
Engineer is coordinating with the applicant and ODOT. A supplemental staff report will be

provided to address the above issues along with the requirements of 55.125 and
85.170(B)(2).
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48.080 BICYCLE AND PEDESTRIAN CIRCULATION
A. Within all multi-family developments (except two-family/duplex dwellings), each residential

dwelling shall be connected to vehicular parking stalls, common open space, and recreation
facilities by a pedestrian pathway system having a minimum width of six feet and
constructed of an all-weather material. The pathway material shall be of a different color or
composition from the driveway. (Bicycle routes adjacent to the travel lanes do not have to be
of different color or composition.)

Bicycle and pedestrian ways at commercial or industrial sites shall be provided according to
the provisions of Chapter 55 CDC, Design Review.

Finding No. 100: The Condition of approval requires the applicant to complete the sidewalk
network along the west side of the interior driveway. This criterion is met.

52.210 APPROVAL STANDARDS
All signs shall meet the following standards:

A

B.

C.

The scale of the sign and its components shall be appropriate for its location and consistent
with the applicable design standards.

The size, location, or manner of illumination shall not create a traffic hazard and shall not
hide from view any traffic or street sign or signal.

The sign shall be located in compliance with Chapter 42 CDC, Clear Vision Area.

Signs and sign structures located over vehicular driveways and pedestrian walkways shall
allow at least 15 feet of clearance over driveways and eight feet of clearance over walkways.
The light from any illuminated sign shall be shaded, fully shielded such that no light is
emitted above the horizontal plane, and directed or reduced so that glare is minimized.
Signs shall be located to preserve existing trees, topography and natural drainage, to the
extent possible consistent with the installation of the sign.

All permanent signs shall be located within a landscaped area or installed on a wood, stone,
or other base structure that meets the following standards:

1. Signs shall be installed on a base with a maximum height of two feet, a minimum width
at least one-half as wide as the sign face, and a depth equal to or greater than the depth
of the sign.

2. Inthe eventa sign is erected on a multiple-pole or piling structure, the base required
by subsection (G)(1) of this section shall be apportioned among each of the upright
members.

3. Any wood used in a base shall be treated against water damage and insect assault.
Manual changeable copy signs shall be designed to minimize the opportunity for
unauthorized personnel to change the sign copy.

Electronic changeable copy signs are permitted in business centers only, either as separate
signs or as part of a larger sign. The approval authority may impose conditions of approval
regarding the frequency of copy change, the hours of operation, and the methods by which
the message is changed in order to assure compliance with the standards of this section and
this chapter. Electronic changeable copy signs are subject to the following requirements:

1. The sign face for the electronic changeable copy sign or portion of a sign may not
exceed 24 square feet; provided, however, that electronic changeable copy signs with
greater than 24 square feet may be approved through the conditional use process.

2. The design and placement of the sign shall not adversely affect vehicular and
pedestrian safety.
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3. The sign shall comply with all other requirements of this chapter.
J. Where both sides of a sign may be viewed from a right-of-way, the signs shall be double-faced.

Finding No. 101: The Applicant is not requesting approval of signage permits at this time.
The criteria do not apply. See Applicant’s response (August 5, 2015, resubmittal, p. 60).

Chapter 54 LANDSCAPING

54.020 APPROVAL CRITERIA

A. Every development proposal requires inventorying existing site conditions which include
trees and landscaping. .. .

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

C. Developers must also comply with the municipal code chapter on tree protection.

D. Heritage trees. Heritage trees are trees which, because of their age, type, notability, or
historical association, are of special importance. ...

E. Landscaping - By type, location and amount.

1. Residential uses (non-single-family). A minimum of 25 percent of the gross area
including parking, loading and service areas shall be landscaped, and may include the
open space and recreation area requirements under CDC 55.100. Parking lot
landscaping may be counted in the percentage.

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

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

Finding No. 102: This section includes review completed under Chapter 55. Staff accepts the
Applicant’s responses to the above-listed criteria (August 5, 2015, resubmittal, pp. 61-63).

54.030 PLANTING STRIPS FOR MODIFIED AND NEW STREETS

All proposed changes in width in a public street right-of-way or any proposed street improvement
shall, where feasible, include allowances for planting strips. Plans and specifications for planting
such areas shall be integrated into the general plan of street improvements. This chapter requires
any multi-family, commercial, or public facility which causes change in public right-of-way or street
improvement to comply with the street tree planting plan and standards.

Finding No. 103: The applicant’s submittal (Page 20 and Plan P2.0) address half street
improvements for a portion of Tannler Drive along Unit 2. A condition of approval includes
the completion of these improvements (half street improvement and street trees). This meets
the requirements of this section.

Finding No. 104: The applicant has submitted a TIA and the City Engineer is coordinating
with the applicant and ODOT. A supplemental staff report will be provided prior to the public
hearing to address the above issues along with the requirements of 55.125 and 85.170(B)(2)..
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85.210 PROPERTY LINE ADJUSTMENTS - APPROVAL STANDARDS

A. The Director shall approve or deny a request for a property line adjustment based on the
criteria stated below:

1.
2.

3.

6.

An additional lot or parcel shall not be created by the line adjustment.

The existing property shall not be reduced in size by the adjustments below the
minimum lot or parcel size established by the approved zoning for that district.
Reducing the lot or parcel size shall not violate the site development regulations for
that district. For example, the property line adjustment shall not result in an overall
loss of density below 70 percent except as allowed by CDC 85.200(])(7).

The property line adjustment is as defined by ORS Chapter 92.

The lot line adjustment will not affect existing easements or existing utilities unless an
easement vacation is obtained, replacement easements are dedicated or any required
utility relocations are paid for by the applicant.

Any appeal must be filed in accordance with CDC 99.240.

B. The provisions of CDC 85.070 shall also apply to lot line adjustments.

Finding No. 105: Staff accepts the Applicant’s responses to the above-listed criteria (August
5, 2015, resubmittal, pp. 63-65). The condition of approval requires the applicant to submit a
final Property Line Adjustment Map to the City approval prior to recording.
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AFFIDAVIT OF NOTICE AND MAILING 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:

GENE%AL
File No. DR-1S-\\ /\,\,A*\g‘oxPph'cant's Name/\zob MO‘(@M\ - 05“ ’A/M

Development Nam

Schedule /Decision Date ___ §-7[,-| <

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) E o\ 5/ (signed)__~S \S‘\A Y ev

B. Affected property owners (date) L LAS (signed)_ S .S Lx AN

C. School District/ Board (date) Lo ’\S (signed)__\S - \S/AA-W 2

D Other affected gov't. agencies (date) q -1 S (signed)  S- wp’"f eV

E Affected neighborhood assns. (date) $-L-1S ( A'f/‘—) (signed) S . \S«A/Lh!le"/

F All parties to an appeal or review (date) 8’ lA'S (signed) O —6/{’"&0'1]/ e
Atleast 10 days prior to the scheduled hearing or meeting, notice was published /posted:

Tidings (published date) g ‘3 i l S (signed)__ \S \5//%' vy N
City’s website (posted date) 9- b (signed) Sas ’"bl\ v
SIGN

At least 10 days prior to the scheduled hearing, meeting or decision date, a sign was posted on the property per
Section 99.080 of the Community Development Cod

(date) e' ‘2 = Z“'S (SIgned) R 5 Aj’/‘_-/

days prior to the schieduled hearmg, meeting, or decision date per Section

(signed)

&
/
/

( ) (signed)

ce was posted on the s website at least 10 days pridr to the scheduled heariyé meeting.
Date: (signed)

STAFF REPORT mailed to applicant, City Council/Planning Commission and any other applicable parties 10 days

prior to the scheduled hearing.
date) &1 & 1§ (signed) __\.S U/A ﬂ‘/-M/

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)
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CITY OF WEST LINN PLANNING COMMISSION
PUBLIC HEARING NOTICE
FILE NO. DR-15-11/LLA-15-01

The West Linn Planning Commission will hold a public hearing on Wednesday, August 26,
starting at 6:30 p.m. at the West Linn Police Station, 1800 8t Avenue, West Linn, to consider a
request for a design review consisting of approximately 180 multi-fa mily residential apartment
units and approximately 2,100 sf of commercial space. The applicant also proposes a lot line
adjustment affecting the boundaries of three existing lots. These two requests are being
processed as a consolidated review pursuant to CDC Section 99.070. The subject site occupies
three adjacent parcels located at 2410, 2422 and 2444 Tannler Drive.

The criteria applicable to Design Review are found in Chapters 55, 34, 38, 40, 42, 44, 46, 48, 52,
and 54 of the West Linn Community Development Code (CDC). The criteria applicable to Lot
Line Adjustments are found in Chapter 85 of the West Linn Community Development Code.
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 (tax lots 100, 102, and 200, Assessor’s Map 21E35C), or
as otherwise required by Chapter 99 of the CDC. The site is further identified as 2410, 2422 and
2444 Tannler Drive. The application for DR-15-11/LLA-15-01 is available for inspection at no
cost at City Hall or via the City of West Linn’s website at
http://westlinnoregon.gov/planning/2444-2422-and-24lo-tannIer—drive-class—ii-design—review»
and-lot-line-adjustment. Printed copies of these documents may be obtained at City Hall 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
at no cost or copies can be obtained for a minimal charge per page. For further information,
please contact Zach Pelz, Associate Planner, at City Hall, 22500 Salamo Road, West Linn, OR
97068, zpelz@westlinnoregon.gov, or 503-723-2542.

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. Atthe
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. It is important to submit all evidence (in writing or at the hearing) to
the Planning Commission. City Council review of any appeal is on the record. 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.

8/26/15 PC Meeting
51



| s "(Z:T\- of
SALG

7A\West Linn

Scale 1:4,800- 1in =400 ft
Scale is based on 8-1/2 x 11 paper size

Map created by: SSHROYER
Date Created: 03-Aug-15 12:43 PM

WEST LINN GIS

DISCLAIMER: This product is for informational purposes and may not have been prepared for, or

be suitable for legal, engineering, ar surveying purposes. Users of this information should review or consult the primary data
and information sources to ascertain the usability of the information. Source: West Linn GIS (G hic Inf System) MapOptix.

8/26/15 PC Meeting
52




E’Qﬁ'ﬁ@ CITY OF

t\West Linn

PLANNING COMMISSION MEETING 2015-08-26

PROJECT # DR-15-11/LLA-15-01
NOTICE DATE: MAIL 8/6/15 TIDINGS: 8/13/15

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 Infermation Agenda Packets and Project Files
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COMPLETENESS LETTER

8/26/15 PC Meeting
54



CITY HALL 22500 Salamo Rd. West Linn Oregon 97068 telephone: (503) 657 0331 fax: (503) 650 9041

We

July 27, 2015

Rob Morgan

ConAm Properties, LLC
3990 Ruffin Rd., Suite 100
San Diego, CA 97123

RE: Completeness Check - DR 15-11

Mr. Morgan,

On July 13, 2015, the Planning Department received the plans and other submittal materials. The City
provided a letter on July 15, 2015, that the submittal was incomplete and provided a list of required
information. On July 20, 2015, the Planning Department received supplemental information. These
submittals fulfill the applicable requirements necessary to make a determination that your application
packet is complete. The City has 120 days to exhaust all local review; that period ends Tuesday,
November 17, 2015.

We are determining with our Planning Commission, the best date for which to schedule this project for a
public hearing. You will receive written notice of the actual hearing date at least 20 days prior to the
hearing. Please contact me at 503-723-2542, or by email at zpelz@westlinnoregon.gov if you have any
questions or comments.

Zach Pelz, AICP

Associate Plann¢r

CITY OF TREES, HILLS AND RIVERS @ WESTLINNOREGON.GOV

P:\Development Review\Projects Folder\Projects 2015\DR-15- TREKO Blankenship\completeness determination\application deemed
comp| ete_@l % .do



PC-3

PLANNING DIRECTOR FINDINGS REGARDING WAIVER
REQUESTS
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Pelz, Zach

= ==
From: Robinson, Michael C. (Perkins Coie) <MRobinson@perkinscoie.com>
Sent: Wednesday, July 15, 2015 10:11 PM
To: Kerr, Chris; Pelz, Zach; Boyd, John; Pete Miller; Mr. Jerry Offer; Gary Alfson; Mr. Brent
Ahrend; Rob Morgan; Mike Mahoney; Robinson, Michael C. (Perkins Coie)
Subject: DR-15-11; Request for Waiver of Specific Requirements pursuant to CDC 99.035

Dear Mr. Kerr, this office represents ConAm Properties, LLC, the applicant for the above-referenced matter. CDC 99.035
authorizes the Director to waive specific requirements for information required by the CDC. This e-mail requests that the
Director waive two CDC requirements for information as explained below.

1. CDC 55.110.B. This section requires a site plan to be drawn at a scale of between 1":10' and 1":30". The application

includes a site plan drawn at a scale of 1':80". The applicant requests the Director to waive this requirement because

complying with the requirement would result in the site plan being on several sheets, which would make the site plan
difficult to review and understand.

2. CDC 55.120. This section requires the site analysis to be drawn at the same scale as the site plan. The applicant
requests the Director to waive this requirement for the same reason as the waiver request for CDC 55.110.B.

Would you please confirm that you will grant the two requested waivers?

Thanks very much.

Michael C. Robinson | Perkins Coie LLP
1120 N.W. Couch Street, Tenth Floor
Portland, OR 97209-4128

Phone: 503.727.2264

Mobile: 503.407.2578

Fax: 503.346.2264

Email: MRobinson@PerkinsCoie.com

Sent from my IPhone

NOTICE: This communication may contain privileged or other confidential information. If you have received it in error,
please advise the sender by reply email and immediately delete the message and any attachments without copying or
disclosing the contents. Thank you.

8/26/15 PC Meeting
57



West Linn

July 16, 2015

Michael C. Robinson

Perkins Coie LLP

1120 N.W. Couch Street, Tenth Floor
Portland, OR 97209-4128

RE: DR-15-11 Request for Waiver of specific requirements pursuant to CDC 99.035
Dear Michael:

In response to yesterday’s email, your request for two waivers of CDC requirements for information
(identified below) is approved.

1. CDC 55.110.B. This section requires a site plan to be drawn at a scale of between 1":10' and
1":30". The application includes a site plan drawn at a scale of 1':80". The applicant requests the
Director to waive this requirement because complying with the requirement would result in the
site plan being on several sheets, which would make the site plan difficult to review and
understand.

2. CDC 55.120. This section requires the site analysis to be drawn at the same scale as the site
plan. The applicant requests the Director to waive this requirement for the same reason as the
waiver request for CDC 55.110.B.

A copy of this approval will be placed in the land use file.

Since rely (/ :
</ U~

Chris Kerr
Director
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PC-4

APPLICANT’S SUBMITTAL DATED AUGUST 5, 2015
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‘--_'( Y O
West L i n n Planning & Development « 22500 Salamo Rd #1000 + West Linn, Oregon 97068
3 Telephone 503.656.4211 « Fax 503.656.4106 « westlinnoregon.gov

DEVELOPMENT REVIEW APPLICATION

STAFE Cowmq?]mpd-q PROJECT NoO(s). DR.—|§-—-|\ /[/L,A.a‘s-:—-él

NoN-REFUNDASTE FEE(sS) . REFUNDABLE DEPOSIT(S) i ToTAL -
(16D~ #9 10 K00
Type of Review (Please check all that apply):
[ ] Annexation (ANX) (] Historic Review L] subdivision (SUB)
D Appeal and Review (AP) * E Legislative Plan or Change |_| Temporary Uses 2
[] conditional Use (CUP) X Lot Line Adjustment (LLA) */** % EoD |_| Time Extension *
E Design Review (DR)¥ {q 100 |: Minor Partition (MIP) (Preliminary Plat or Plan) |_| Variance (VAR)
D Easement Vacation [ ] Non-Conforming Lots, Uses & Structures || Water Resource Area Protection/Single Lot (WAP)
I:| Extraterritorial Ext. of Utilities [] Planned Unit Development (PUD) || Water Resource Area Protection/Wetland (WAP)
[] Final Plat or Plan (FP) [] Pre-Application Conference (PA) */** [ ] Willamette & Tualatin River Greenway (WRG)
[:] Flood Management Area E Street Vacation | | Zone Change
[_] Hillside Protection & Erosion Control Tnspechen #3608

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.

Site Location/Address: Assessor’s Map No.: 21E35C
NORTHWEST CORNER OF BLANKENSHIP ROAD AND TANNLER Tax Lot(s): 100, 102, 200
DRIVE

Total Land Area: approx.10.1 acres

Brief Description of Proposal: Class Il Decision Review for a seven (7) structure mixed use development, including
accessory uses, with 192 multiple-family dwelling units and seven (7) commercial spaces as allowed by
CDC 21.050(2); property line adjustment to reconfigure three (3) lots.

Aegléggen;crll\lll?me CON AM PROPERTIES, LLC, €C/O ROB MORGAN Phone: 858-614-7378

Address: 3990 RUFFIN RD, SUITE 100 Email: rmorgan@conam.com
City State Zip: SAN DIEGO, CA 92123

O(\mreigi I:;!ralme (required): JEFFERY I. PARKER AND WILLIAM S. WILT Phone: (503) 742-1942
Address: 1800 BLANKENSHIP RD. #200 Email: jeff@parkerdev.com
City State Zip: WEST LINN, OR 97068

C°?§1‘:L§3'},E.'2‘3“‘e . OTAK Phone:

Address: 806 SW THIRD AVENUE, SUITE 300 Email:

City State Zip: PORTLAND, OR 97209 =

1. All application fees are non-refundable (excluding deposit). Any overruns to deposit will result in ad ﬂ

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 ha pirefl|| 1 3 2{]‘}5

4.Three (3) complete hard-copy sets (single sided) of application materials must be submitted with thi plication.
One (1) complete set of digital application materials must also be submitted on CD in PDF format. i
If large sets of plans are required in application please submit only two sets.

By ——

* 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 prowsnons in place at the time of the initial application.

Ste atadad e
Applicant’s signature Date s si {reqmred) Ddte

/jf:ﬁr

8/26/15 PC eetlng
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Attached to City of West Linn Development Review Application

CONAM PROPERTIES LLC,
a Delaware limited liability company

By:  DIJE Financial Corp.,
a Califomia corporation

'-Mts

Name Rob Singh
Title: Vice President
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I 1120 NW Couch Street © +1.503.727.2000
peRKlNSCOIe 10th Floor e @ +1503.727.2222

Portland, OR 97209-4128 perkinscoie.com
July 20, 2015 Michael C. Robinson

MRobinson@perkinscoie.com

p. +1.503.727.2264
VIA MESSENGER F. +1.503.346.2264
Mr. Zach Pelz

City of West Linn Planning and Building Department
22500 Salamo Road, Suite 1000
West Linn, OR 97068

Re:  City of West Linn Planning File Numbers DR-15-11/LLA-15-01;
Applicant’s Response to July 16, 2015 Incompleteness Determination

Dear Mr. Pelz:

This office represents the applicant, ConAm Properties, LLC in the above-referenced
applications. This letter responds to the incompleteness determination pursuant to
ORS 227.178(3) by the City of West Linn (the "City") dated July 16, 2015.

ConAm Properties, LLC has submitted all of the missing information listed in Items 1-5 of the
July 16, 2015 letter pursuant to ORS 227.178(2)(a). The application is deemed complete for
purposes of ORS 227.178(1) upon receipt today, July 20, 2015, by the City of all of the missing
materials.

Please let me know if you have any questions.

Very truly yours,

Michael C. Robinson

MCR:sv

Enclosures

60; Mr. Mike Mahoney (via email) (w/o encls.)
Mr. Rob Morgan (via email) (w/o encls.)
Mr. Pete Miller (via email) (w/o encls.)
Mr. Gary Alfson (via email) (w/o encls.)
Mr. John Boyd (via email) (w/o encls.)

25432-0018/LEGALI126892657.1
Perkins Coe LLP
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Memorandum

To: Zach Pelz, AICP City of West Linn Associate
Planner
From: Gary Alfson, PE
Mike Peebles, PE
208 ST 3" Avene Copies: Pete Miller, Otak, Inc.
T 300 Mike Robinson, Perkins Coie
Portland, OR 97204 Mike Mahoney, ConAm
Phone (503) 287-6825 Date: July 20, 2015

Fax (503) 415-2304
Subject: West Linn Completeness Letter dated July 16, 2015,

Planning File No. DR-15-11/L1.A-15-01
Project No.: 17122

RE: Application for proposed mixed-use development at the northwest corner of Tannler Drive and

Blankenship Road.

The following are responses to completeness items provided by the City of West Linn in the July 16,
2015 completeness determination letter: (City comments in italics, Otak responses follow)

1. 55.070(C)
a.  99.038(E)()-A copy of the minutes of the meetings, produced by the neighborhood association, orthe
applicant ifthe N.A did not produce minutes.

Response: Meeting minutes have been added to Appendix B (Neighborhood Meeting Documents)
of the application.

2. 55.070(D)(2)(a-z)
a.  Site Analysis per CDC 55.110
i, 55.110(B)(6)(d) - Site analysis must include areas shown on Map 17 as areas vulnerable to
landslide.

Response: Map 17 area shown on Sheet P1.3 in NE comner of the site. A reference to Map 17
and the project area has been added to Appendix F (Geotechnical Report) of the application.

b, Site Plan per CDC 55.120
ii.  55.120(E) - site plan must show easements on site and on adjacent properties.
i, 55.120(F)(2) - the site plan must show the location, dimensions and setback distances of all

Response: Information added on sheets P1.2 and P2.1

existing structures and driveways on adjoining properties. = T oo T
WE@EDME
Il

JUL 2 0 2015 l

BY oo e s

LA Projecty 171004 17 1224 Admin' Corresph Ornak Response to Completeness_MO1_7-20- 15.doc
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Page 2

o

e.  Landscape Plan per CDC 55150
L 55.150(B)(1)-the landscipe plandoes not detail the proposed crosion control measures.

Response: A new sheet ECLO (Preliminary Erosion Control) has been added to the plan set.
[ Please include a graphic or drawing to depict the various luminaires proposed throughont the site.

Response: Luminaire cut sheets have been added to Appendix G (Lighting Report) of the
application,

3. 46.030(H)- requiresthat the planshow specifications for parking area signage and bumper guards.
Response: Information added on sheet P2.1

4. Traffic Impact Analysis -

a.  Proposed mitigations for Blankenship Rd/ Tannler Drdo not adequately address the project fraffic
impacts shown. Applicant should further evaluate potential mitigation strategies ( vight-in, right out,
signalization, realignment, etc.) for this intersection and include strategies to maintain pre-developraent
operating conditions (or better).

b, Compaiibility with long-range transportation system plan improvements for Tannler Drive needs to be
addressed. This development would preclude the preferred Tannier Drive realignment alternative from the
2008 City of West Linn Transportation System Plan.

i _Additional traffic from the proposed project does indeed contribute to the operational issuesat 10" Street/ g
Avenue, including increased vebicle guening. Update discussion of this inthe TLA and provide ideas for
how this project conld miitigate is impacts to this intersection.

Response: An updated Traffic Impact Analysis has been included as Appendix E (Traffic Impact
Report)

5. Other Engineering-related details required
a.  Please show the access to the stormwater detention pond.

Response: Added to sheets P3.0 and P4.0.
b Please show the proposed street lighting on the site plan.
Response: Added Tannler Drive street light symbols to sheet P2.0.

¢.  Please show the proposed stormwater treatment/ detention facility that will capture rinaff
Sfrom a new sidewalk along the west side of Tannler Dr.

Response: Added proposed LIDA facilitiy along Tannler Drive to sheet P20, P2.1, and P3.0.

d Plase correct conflicting information resarding vioht-of-away dedication along Tannler Dr.: two-feet is
: g AL O e 44 :
roposed on page 29 af the submittal bt a 1-fool dedication is shown on the site plan (P2.1).
¥ et e

L\ Prasjoeny 171008 1712235 Admm\ CorresphOiak Response 1o Complereness MOT_7-20- 15, die
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Page 3
Response: Updated narratve to reference 1-foot dedication to match site plan (P2.1).
e Phase show an 8-foot public ntility casement along Tannler Drive.
Response: Added to sheet P1.2,
[ Please correct conflicting information regarding the width of parking and travel lanes along Tannter Dr.:
page 29 of the submittal mentions an 11 ool parking lane and 13- foot travel lane; bowever, an 8-foot
parking lane and 14-foot travel lane are shown on the site plan (page P1.1) and a 9-foot parking lane and

13-foot travel lané are shown on page P2.1.

Response: Updated narrative to reference parking (8) and travel lane (13”) widths on Tannler Drive
to match site plan (P2.1).

& The26-foot wide proposed driveway approach on Tannler Dr (including the standard G- foot) wings will
exceed the maximnm approach width of 36-feet.

Response: Driveway approach revised to 24’ throat with 6’ wings (total width 36’) as shown on
sheet P2.1.

b Please show the water meter in a public easement or in the public right-of-way.
Response: Added to sheet P4.0.

i.  Please show a manbole at the connection of the sanitary sewer.

Response: Added to sheet P4.0.

. Please show the proposed pavement improvements along Tannler Dr.

Response: No additional pavement widening is proposed on Tannler Drive. Limits of Tannler
Drive frontage improvements ate hatched on sheet P2.0

k. Please correct the striping plan on Tannler Dr. to terminate the on-street parking at an appropriate
distance from the proposed left turn lane.

Response: Updated striping and labeling for on-street parking on Tannler Drive on sheet P2.1.

L Please show the mitigation plan at 10th and Blankenship (Fignre 10, page42 of the Trafftc lmpact
Analysis) on the site plan set.

Response: Added new sheet P2.2. to the plan set.

A Propecth TTH00% 171225 Adman\ CorresphOltak Response 1o Complereness _MOL_T-20-15 dise
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Tannler Drive Mixed-Use Development

West Linn, Oregon

Request for

Class Il Design Review Approval
and
Property Line Adjustment Approval

Prepared for

ConAm Properties, LLC

Prepared by
Otak, Inc.

HanmiClobal Partner

Otak Project No. 17122
Submitted July|3, 2015
Updated and resubmitted August 5, 2015
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APPLICATION SUMMARY

REQUEST: Class IT Design Review approval is requested for development of
a mixed use project consisting of seven mixed-use buildings and an
accessory clubhouse on the west side of Tannler Drive north of
Blankenship Road. Each of the seven buildings will have a
commercial space located on their ground levels. The upper levels
of each building above the first floor will include multi-family
residential units. A total of 180 multi-family residential dwelling
units are proposed. Garages will be provided on the ground levels
of each mixed-use building and in separate small garage buildings.

The proposed mixed-use development project’s driveway system
will connect with the driveways and parking area of the Willamette
205 office development to the west. A reciprocal access agreement
has been recoded between these properties. The driveways and
sidewalks of the Willamette 205 office development will provide
for a pedestrian and vehicular connection between the proposed
Tannler Drive Mixed-Use project to Blankenship Road.

Property Line Adjustment approval is requested amongst the
three involved properties. The property line between tax lot 200
and tax lot 102 would be moved to the south to result in tax lot 200
being reduced to approximately 1.17-acres in size. The property line
between tax lot 102 and tax lot 100 would be relocated to the
north. This would result in tax lot 100 being decreased in size to
approximately 3.18-acres in size. As a result of the adjustment of
these two property boundaries, tax lot 102 would be increased to
approximately 7.01-acres in size.

Tax lots 102 and 100 included in the Design Review application as
the proposed site of the mixed-use development with a combined
size of 10.19-acres. Tax lot 200 should be considered as an out
parcel for the purposes of that application.

LOCATION: 2444, 2422 and 2410 Tannler Drive. The proposed development
project site is located on the west side of Tannler Drive, north of a
vacant parcel which fronts on Blankenship Road

PARCEL DESCRIPTION: Tax lots 100, 102 and 200 of CCTM 2S1E 35C.

COMPREHENSIVE PLAN

MAP DESIGNATION: Commercial
ZONING: OBC (Office Business Centet)
Tannler Drive Mixed-Use Project — Design Review Application i

otak

L:\Project\17100\17122\Reports\Tannler_LU_Narrative_07-13-15 updé'?cd 08-04-15.docx .
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APPLICANT:

PROPERTY
OWNERS:

PLANNER/
ENGINEER:

ARCHITECT:

ATTORNEY:

TRAFFIC
ENGINEER:

GEOTECHNICAL
ENGINEER:

LIGHTING DESIGNER:

Tannler Drive Mixed-Us 5e

PROJECT DEVELOPMENT TEAM

ConAm Properties, LLC
3990 Ruffin Road, Suite 100
San Diego, CA 92123

Contact: Rob Morgan
858-614-7378

Jetfrey Parker and William S. Wilt
1800 Blankenship Road, Suite 200
West Linn, OR 97068

Otak, Inc.
808 SW 3rd Avenue, Suite 300
Portland, Oregon 97204

Contact: Gary Alfson, P.E.
(503) 287-6825

Otak, Inc.
808 SW 3rd Avenue, Suite 300
Portland, Oregon 97204

Contact: Ron Dean
(503) 287-6825

Mike Robinson

Perkins Coie

1120 NW Couch Street, Tenth Floor
Portland, OR 97209-4128

(503) 727-2000

Mackenzie
PO Box 14310
Portland, Oregon 97293

Contact: Brent Ahrend, P.E.
(503) 224-9560

Geo Design, Inc.
15575 SW Sequoia Parkway, Suite 100
Portland, Oregon 97224

Contact: George Saunders

(503) 968-8787

MEC Engineering, Inc.
520 SW 6™ Ave. Suite 640
Portland, OR 97204

Contact: Rick Harrison, PE
(503) 250-4863

Project — Design Review Application
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E. Traffic Impact Report by Mackenzie
F. Geotechnical Report by GeoDesign, Landslide Hazard Area Map 17
G. Lighting Report by MEC Engineering, Lighting Cut Sheets

XVI. Plan Sheets

P0.0 — Cover Sheet

P1.0 — Aerial Photograph/Site Analysis Plan

P1.1 - Existing Conditions Plan

P1.2 - Proposed Property Line Adjustment Plan
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P2.1 - Preliminary Site Dimension Plan
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Tannler Drive Mixed-Use Project — Design Review Application iv
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Tannler Drive

A3.2A —

A3.2B —

A33A —

A3.3B -

A3.4A —

A3.4B -

A3.5A —

A3.5B —

A3.6A —

A3.6B —

A3TA -

A3.7B —

A4.0 —

A4.1 -

Mixed-Ustve

Building Type 2 Elevations
Building Type 2 Elevations
Building Type 3 Elevations
Building Type 3 Elevations
Building Type 4 Elevations
Building Type 4 Elevations
Building Type 5 Elevations
Building Type 5 Elevations
Building Type 6 Elevations
Building Type 6 Elevations
Building Type 7 Elevations
Building Type 7 Elevations
Site Information Sign

Building Signage

Project — Design Review Application
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l. REQUEST

Class II Design Review approval is requested for plans for development of a mixed-use
residential and commercial project consisting of seven buildings on the west side of Tannler
Drive north of Blankenship Road. Each of the seven mixed-use buildings will have a commercial
space located on its first floor. Covered parking serving the residential uses above will also be
located on the first floors of the seven mixed-use buildings. Levels two, three, and four of each
building will include multi-family residential units. A total of 180 multi-family residential
dwelling units are proposed.

A clubhouse recreation center and leasing office building are proposed. Both commercial and
residential tenants will have access to the clubhouse building and outdoor recreational facilities
adjacent to that building and elsewhere on the site.

The proposed development project will have an entrance driveway from Tannler Drive
approximately 670 feet north of Blankenship Road. A primary driveway will wind through the
site from this entrance to the southwestern corner of the project site, connecting with an existing
driveway within the adjacent Willamette 205 office project to the west. Eight short dead end
driveways will extend off of this primary driveway providing access to the majority of the mixed-
use project’s parking spaces and to the commercial spaces within the project. Sidewalks will also
extend through the site, including along the primary driveway and the eight dead end driveways.

The proposed development’s driveway and sidewalk system will connect with the driveways and
sidewalks of the Willamette 205 commercial office project. A reciprocal access agreement has
been recoded between these properties. The driveways and sidewalks of the Willamette 205
office project will provide for a connection to Blankenship Road.

In addition, Property Line Adjustment approval is requested for adjustment of the three
involved lots. The property line between tax lot 200 and tax lot 102 will be moved to the south
to result in tax lot 200 being reduced to approximately 1.17-acres in size. The property line
between tax lot 102 and tax lot 100 will be relocated to the north. This will result in tax lot 100
being decreased in size to approximately 3.18-acres in size. As a result of the adjustment of these
two property boundaries, tax lot 102 will be increased to approximately 7.01-acres in size.

Tax lots 102 and 100 are included in the Design Review application as the site of the proposed
mixed-use development. All site development activities will occur on tax lot 102. This parcel is
what is generally referred to in this report as the actual development site. Tax lot 100 will be an
open space parcel that is included as part of the mixed-use project development proposal, but no
development is proposed for this lot. Tax lot 200 is not part of the site for the purposes of the
Design Review application.

1. SITE AND VICINITY INFORMATION
A. Location

The proposed development site is located approximately 240-feet north of the intersection
of Tannler Drive and Blankenship Road. The site is located on the west side of Tannler

Drive, a collector street. The property consists of portions of three existing tax lots
Tannler Drive Mixed-Use Project — Design Review Application 1
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(Clackamas County Assessor Map No. 21E35C, Tax Lots 100, 102 and 200). Property line
adjustments will be made amongst the three affected properties so that two parcels totaling
10.19 acres will be provided, with one smaller parcel to the south. Preliminary approval of
the property line adjustments is requested as part of this application.

B. Site Conditions

The proposed development site is currently undeveloped. The site is covered with native
grasses, blackberry bushes, other bushes and shrubs, and a variety of trees including oak and
Douglas fir among others. An aerial photo of the site and vicinity is included as Sheet P1.0.
The development site slopes faitly steeply from an elevation of over 390 feet at the site’s
northern boundary with the Greene Street right-of-way to 230 feet at its southwest corner.
Existing topography is included on the Aerial Photo/Site Analysis Plan, Sheet P1.0 and
other plans. Most of the site has an existing slope of greater than 15 percent, with lesser
gradient areas located primarily in the southeastern portion of the site. A slope analysis by
percent slope as laid out by Development Code Section 55.110 is included as part of Sheet
P1.3.

C. Surrounding Land Uses and Zoning

The River Falls shopping center - which includes a Haggen’s grocery store, restaurants and
other services - is located across Blankenship Road to the south within one-tenth of a mile
of the proposed mixed-use development project site. The site is also located within one-half
mile of a variety of commercial services and employment uses within the Willamette
commercial district on the south side of I-205, including the Marketplace Shopping center
and the commercial uses on Willamette falls Drive.

Neighboring zoning and land uses are as follows:

o To the west and adjacent to the project site's western boundary, the property is
zoned OBC and is developed with three office buildings within the Willamette 205
office complex;

e To the north is single-family residential development which is zoned R-10(insert
number of adjacent houses bordering site; I think it’s just 5 or 6); and to the north
and northwest are multifamily residential development in the Madison Heights
condominiums and the Summerlinn Apartments. This area is zoned R-2.1;

No adjacent residential development of any type borders the development portion of this
site; the nearest residential uses are separated from the development portion of this site by
the open space area on Tax Lot 100.

o To the east across Tannler Drive is the City of West Linn’ White Oak Savanna Park

and a vacant parcel which is in private ownership. The area to the east is zoned
OBC; and

e Directly to the south of the proposed development site is a vacant parcel (tax lot
200) which is zoned OBC. Across Blankenship Road further to the south is the River
Falls Shopping Center which is zoned GC.

Tannler Drive Mixed-Use Project — Design Review Application 2
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D. Emergency Services

The project site is served by the Tualatin Valley Fire and Rescue District (TVFRD). The
nearest TVFRD station is Station 58 located at 1860 Willamette Falls Drive. City of West
Linn Police Department is located at 22825 Willamette Drive. Both the Fire and Police
stations are located within approximately one-half mile of the site.

E. Parks

The project site is adjacent to the City of West Linn-owned White Oak Savanna Park to the
east across Tannler Drive. The White Oak Savanna Park has trails, overlook areas, and
natural areas. The project site is located within one-quarter mile of the developed North
Willamette Neighborhood Park which is located to the northwest. The North Willamette
Park includes two play structures, a tennis court, a basketball court, picnic areas, and trails.

F. Schools

The area of the site is served by the West Linn High School (located at 5464 West "A"
Street); the Rosemont Ridge Middle School (located at 20001 Salamo Road); and the
Willamette Primary School (located at 1403 12th Street).

G. Transit

TriMet Route 154 travels east-to-west along Blankenship Road to the south of the project
site. The closest transit stop is located in front of the Willamette 205 commercial office
project, approximately 200-feet walking distance south of the southwestern corner of the
proposed development site. Route 154 provides houtly transit service to the Oregon City
Transit Center and to Highway 43 from 6:30 AM to 7:00 PM Monday through Friday.
Connections to other transit routes from Route 154 can be made at the Oregon City Transit
Center and to Highway 43.

1.  PROPOSED DEVELOPMENT PLAN

The proposed development plans include seven multi-purpose commercial spaces and 180
multi-family residential dwelling units within seven buildings. Commercial spaces and covered
parking will occupy the south sides of the ground levels of all seven buildings. Residential units
will occupy the second, third, and fourth floors of the buildings. Proposed buildings #1, #2,
#3, and #7 will appear as four-stories in height when viewed from the southern or lower side of
the buildings. Buildings #4, #5, and #6 will appear to be three-story buildings when viewed
from the south due to a different roof form on these buildings. All of the buildings will appear
as three-story buildings when viewed from the uphill northern sides of the buildings.

Commercial Uses

Together, the seven buildings will contain 1,973 square feet of leasable commercial space in
seven different ground level spaces which will be available for use by any of the permitted use in
the OBC zoning district (West Linn Community Development Code, the “CDC”, Section
21.030), and any use allowed as a conditional use in that zone if a conditional use permit is first
obtained from the City of West Linn (CDC 21.060). Each of the commercial spaces will have its
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own ground level entrance conveniently located near parking spaces and internal site walkways.

Residential Uses

In addition, the seven multi-use buildings will provide 22 three-bedroom units, 97 two-bedroom
units, and 61 one-bedroom residential dwelling units. All residential unit types are dispersed
throughout all buildings. Like units generally stack from floor to floor. The residential units will
be accessed by breezeway stair towers. All residential units will have private decks. Internal
storage spaces are available on the ground level of each building. Storage spaces may be rented
by any tenant.

The general appearance of the proposed multi-family residential buildings is a craftsman inspired
style with gable roof forms, decorative trim and vertically oriented windows. A wainscot and
column bases of cultured stone provide a distinguishable base element that provides texture to
the pedestrian zone. A color palette of neutrals and earth-tones make up the main body of the
buildings, while accent colors at bay windows and balconies provide dynamic elements that are
scattered throughout the site.

The clubhouse (approximately 3,800 square feet) and pool are of a complimentary style to the
buildings. The use of gables, porches and dormers create a scale that provides a warmth and
welcoming entry element. Being centrally located, the clubhouse and large pool area are an
integral part to the entire complex helping to encourage a sense of community by providing both
indoor and outdoor gathering places for activity.

Access and Parking

A total of 322 parking spaces are proposed within the project site. Covered parking spaces will
be provided on the ground levels of all seven multi-use buildings and within five freestanding
garage buildings throughout the site. A total of 176 covered parking spaces will be provided. Six
disabled person accessible parking spaces are included within the covered parking space total. In
addition, 148 surface parking spaces will be provided. Surface parking provided will include ten
additional disabled accessible parking spaces. All parking spaces for commercial tenants and
customers/clients ate considered to be included in the designated visitor parking spaces on the
site. These visitor spaces are included as part of the total surface parking spaces. An estimated 20
additional on-street parking spaces are provided on Tannler Drive adjacent to the proposed
development site to serve visitors and guests.

Site Utilities

The Preliminary Composite Utility Plan for the project is included as Sheet P4.0. The site will be
served by the public sanitary sewer line in Tannler Drive. The sewer line is located on the west
side of Tannler and has adequate depth and capacity to serve the site. A connection is proposed
near the south end of the proposed development.

The project site is on the border between the City of West Linn’s water system’s Bland zone
above the site and the Willamette zone below the site. The development of the site will be best
served from the Bland zone above as recommended by the City’s Engineering Department in
the following comments received by the project team on June 30, 2015:
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o Static pressure at the finished floor level would range between 120 psi and 138 psi across
the proposed development, if served from the Bland pressure zone. This will require
installation of pressure reducing valves for all service connections, but would result in
appropriate service pressures across the entire development.

o Assuming a required fire flow of 2,500 gpm (multi-family and commercial), main
extension from the intersection of Tannler Road and Greene Street should be 2
minimum size of 8-inch diameter. Residual pressures at hydrants on Tannler at the
south end of the development would still be near 80 psi under fire flow conditions.

The development plans propose extending an 8 inch public water line down Tannler from
Greene Street to the main access driveway into the project site. Domestic and fire protection
services would extend into the site from here. The private water line will be routed down the
middle of the site to serve each building.

The storm water management plan for the project will consist of a surface detention pond in the
southwestern corner of the site. The detention pond will be bordered by retaining walls on all
sides except for the maintenance access to the pond. The retaining walls are necessary due to
the steep slopes of the site and adjacent roads. The pond is fed by a water quality swale running
east to west below the southern fill wall. The swale will be graded into the existing ground. The
swale will be fed from a flow splitter manhole which will divert high flows directly into the pond
and low flows to the swale.

A Preliminary Storm Drainage Report for the project is included as Appendix C.

IV. COMPLIANCE WITH CDC CHAPTER 21 —OFFICE BUSINESS CENTER,
OBC, ZONE

Each applicable section of Chapter 21 is shown below in italics along with a response
following each section explaining how applicable standards are met.

PROPOSED USES

21.020 PROCEDURES AND APPROVAL PROCESS
A. A use permitted outright, CDC 21.030, is a use that requires no approval under the provisions of
this code. If a use is not listed as a use permitted outright, it may be held to be a similar unlisted nse
under the provisions of Chapter §0 CDC.
B. A use permitted under prescribed conditions, CDC 21.050, is a use for which approval will be
granted provided all conditions are satisfied, and:
1. The Planning Director shall make the decision in the manner provided by CDC
99.060(A)(2), Administrative Procedures, except that no notice shall be requiredy; and
2. The decision may be appealed by the applicant to the Planning Commission as provided by
CDC 99.240(A).
C. The approval of a conditional use (CDC 21.060) is discretionary with the Planning
Commission. The approval process and criteria for approval are set forth in Chapter 60 CDC,
Conditional Uses. If a use is not listed as a conditional use, it may be held to be a similar
unlisted use under the provisions of Chapter §0 CDC.

Response: No response to these procedural provisions is necessary.
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Tannler

21.030 PERMITTED USES

The following uses are permitted outright in this one:
Business equipment sales and services.

2. Business support services.

3. Communications services.

4. Cultural exhibits and library services.

5. Family day care.

6. Financial, insurance and real estate services.

7. Hotel/ motel, including those operating as extended honr businesses.

8. Medical and dental services.

9. Parking facilities.

10. Participant sports and recreation, indoor.

11. Personal services and facilities.

12. Professional and administrative services.

13. Utslities, minor.

14. Transportation facilities (Type I).

Response: Seven commercial spaces are proposed within the Tannler Drive mixed-use
project. The commercial spaces are all located on the first floor of each of the proposed
mixed-use buildings. The commercial spaces range from 280 to 314 square feet in size. The
total gross leasable floor area of the seven commercial spaces is 1,973-square feet. The uses
which will occupy the commercial spaces will likely be amongst the permitted use types listed
above — especially the types which are typically found in smaller commercial spaces such as
financial, insurance and real estate services; business support services; communication
services; personal services; or professional and administrative uses. Future tenants of the
commercial spaces within the mixed-use project will be directed to the City of West Linn to
ascertain if their use type is permitted in the zone; whether there is sufficient parking
provided for their type of use; and to obtain a business license.

21.050 USES AND DEVELOPMENT PERMITTED UNDER PRESCRIBED

CONDITIONS

The following uses are allowed in this gone under prescribed conditions:

1. Animal sales and services: veterinary (small animals) as prescribed with no exterior runs or storage.

2. Multiple-family units, as a mixed use in conjunction with commercial development, only above the first

Sloor of the structure.

Signs, subject to the provisions of Chapter 52 CDC.

Temporary use, subject to the provisions of Chapter 35 CDC.

Home occupation, subject to provisions of Chapter 37 CDC.

Wireless communication facilities, subject to the provisions of Chapter 57 CDC.

Eating and drinking establishments, subject to the following linitations:

a. The use shall constitute no more than 20 percent of the total floor area of the building in which it is
located.

b The use shall not include any drive-through facilities.

NS R W

Response: Similar to the response above, it is possible that the uses which will occupy the
commercial spaces will be amongst the limited use types listed above — especially the types
which are typically found in smaller commercial spaces such as small veterinary clinics and
small eating and drinking establishments with no drive-through facilities. Future tenants of
the commercial spaces within the mixed-use project will be directed to the City of West Linn
to ascertain if their use type is meets the requirements for a limited use allowed in the zone;
whether there is sufficient parking provided for their type of use; and to obtain a business
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license. The one difference to this statement is that the limited use type — multiple-family
units is already proposed, as a mixed use in conjunction with commercial development. All
180 of the proposed multi-family dwelling units will be located above the first floor of each
of the proposed buildings.

CDC 21.050.2 allows multiple-family units, as a mixed use in conjunction with commercial
development, only above the first floor of each structure. CDC 21.020.A and B distinguish
between uses permitted outright (those uses allowed by CDC 21.030) and uses permitted
under prescribed conditions allowed by CDC 21.050. CDC 21.020.B provides that uses
allowed under prescribed conditions “is a use for which approval will be granted provided all
conditions are satisfied...”. This section explains why the prescribed conditions for multi-
family residential units are satisfied.

A use permitted under prescribed conditions is not a conditional use. Anderson v Pedan, 587
P2d 59, 284 Or 313(1978). Further, CDC 02.010 defines “conditional use” in a way that
makes it clear that it is different from either permitted uses, or uses permitted under
specified conditions. Finally, each zoning district in the CDC calls out permitted uses, uses
permitted under prescribed conditions, and conditional uses separately from one another.

The applicant proposes a mixed use project consisting of 180 unit multi-family units, above
the first floor only, in seven structures, with commercial development on the first floor of
each of the seven structures. The Planning Commission must approve the use as long as the
prescribed conditions for the multi-family residential use are satisfied.

The prescribed conditions for the use are described below, followed by findings explaining
how each prescribed condition is satisfied.

A. Multiple-family Units. The proposed residential dwelling units meet the definition of
“multiple family residential units” in CDC 02.010 because each of the seven structures
contains 3 or more dwelling units in a horizontal or vertical arrangement.

B. Mixed-Use. The CDC does not define the term “mixed use’ but the Planning
Commission can find that the proposed arrangement of residential and commercial
development in each of the seven structures on the same site constitutes a mixed use, a
combination of two uses.

C. In Conjunction with Commercial Development. The phrase “commercial
development” is not defined in the CDC but CDC 02.010 defines “development’ as it is
defined in ORS 227.215(1). The term includes any manmade change that involves, among
other activities, the construction of buildings. The Applicant proposes the construction of
seven buildings and a clubhouse on the site. The construction of the seven commercial
spaces constitutes development.

Further, the term “commercial” is not defined in the CDC but Webster’s Third New
International Dictionary of the English Language, Unabridged (1993) definition of
commercial is something concerned with or engaged in commerce.

The uses that can occupy the seven tenant spaces on the first floor of each of the seven
buildings can be any of the commercial uses allowed as permitted uses in CDC 21.030, uses
permitted under prescribed conditions in CDC 21.050, conditional uses in CDC 21.060, or
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home occupations allowed by CDC Chapter 37, as long as the home occupation is a use
allowed by the OBC zone.

CDC 21.050.2 does not require any certain commercial use allowed in the OBC zone, nor
that there be 2 minimum number of commercial uses, nor a2 minimum amount of
commercial square footage, nor that the commercial development have a tenant when the
development is proposed or constructed but only that there be commercial development
construction of a tenant space for a commercial use. To require anything beyond what the
plain language of the CDC requires for the prescribed use is to insert words in the standard
not inserted by the legislative body that enacted this provision, the West Linn City Council.
Nevertheless, the applicant has a vested interest in leasing the commercial development
spaces so that they are not vacant but this is not one of the prescribed conditions.

The phrase “in conjunction” is not defined by the CDC but the Webszer’s dictionary
definition of “conjunction” means the action of two or more events or things occurring at
the same time. Webster’s, Id. Because the applicant proposes the construction of commercial
and residential uses at the same time, the Planning Commission can find that the multiple-
family units are in conjunction with the commercial development.

D. First Floor. The CDC does not define “first floor’ but CDC 02.010 defines “story, first”
as the lowest level of a building which qualifies as a story. The Planning Commission can
find that the first floor of each of the seven structures (excluding the clubhouse) is the first
story as defined and that the Applicant satisfies the prescribed condition that each structure
have a commercial development on the first floor if multiple-family units are proposed on
the floors above.

As explained above, the Planning Commission can find that the proposed use is allowed in
the OBC zone and satisfies the prescribed conditions.

COMPLIANCE WITH REQUIRED DIMENSIONAL REQUIREMENTS

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

A. Except as may be otherwise provided by the provisions of this code, the following are requirements for
uses within this one:
1. The minimum front lot line length or the minimum lot width at the front lot line shall be 35 feet.
2. The average minimum lot width shall be 35 feet.

Response: The proposed development site (tax lot 102) will have over 600 feet of
frontage along Tannler Drive, and will have a minimum average lot width (north-south)
of 580-feet. These standards are satisfied.

3. Repealed by Ord. 1622.
4. The yard dimensions or building setback area from the lot line shall be:

a. Interior side yard, a mininum of seven and one-balf feet.
b.  Side yard abutting a street, no minimum.
¢. Rearyard, a minimum of 25 feet.
d.  Front yard, no minimum and a 20-foot maximum. The front setback area between the street
and the building line shall consist of landscaping or a combination of non-vebicular hardscape
Tannler Drive Mixed-Use Project — Design Review Application 8
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areas (covered with impervious surfaces) and landscaped areas. If there are not street trees within
the public right-of-way, the front setback area shall include such trees per the requirements of the
City Arborist.

Response: The proposed development site plan provides for a 20-front yard setback
along Tannler Drive (after dedication of additional right-of-way) for buildings 7, 8 and
the clubhouse consistent with the maximum setback standard for buildings along the
street. The front yard areas will be occupied by a combination of landscaping, a paved
ramped sidewalk from the public sidewalk to the internal sidewalk system, and the
retaining walls adjacent to the ramped sidewalk.

All primary buildings will be located at least 25-feet from the western or rear property
line. All buildings will exceed the minimum 7.5-foot interior side yard setback standards
as they apply to the northern and southern property lines of the adjusted tax lot 102. All
secondary buildings such as the clubhouse and separate garage buildings are also located
consistent with the setback standards of Section 21.070A.4.

5. The maximum lot coverage shall be 50 percent.

Response: The proposed development’s site plan provides for 1.88 acres of lot
coverage of the 7.01 acre site, or approximately 27 percent lot coverage. The CDC
Section 02.030 definitions define “lot coverage” as “the area covered by a building or
buildings.” This definition does not include other impervious surfaces such as parking
areas, driveways, sidewalks, or recreational facilities such as the proposed pool and pool
deck.

6. The maximum building height shall be two and one-half stories or 35 feet for any structure located
within 50 feet of a low or medium density residential zone and three and one-half stories or 45 feet
Jor any structure located 50 feet or more from a low or medium density residential area.

Response: The proposed buildings will be located over 200 feet from the closest low or
medium zoned area (the R-10 zoned area to the east across Tannler Drive and north of
the White Oak Savanna Park). Therefore, the maximum building height standard is three
and one-half stories or 45 feet for all of the proposed structures. The maximum height
of any of the proposed buildings is 42 feet as measured from the uphill side or front of
the building, using the method described in CDC Section 41.005.A.

B. The requirements of subsections (A)(1) through (4) of this section may be modified for developments
under the planned unit development provisions of Chapter 24 CDC.

Response: No modifications of the requirements of subsections (A)(1) through (4) are
requested. This subsection is not applicable.

21.080 DIMENSIONAL REQUIREMENTS, CONDITIONAL USES

Exccept as may otherwise be established by this code, the appropriate lot or parcel sige for a conditional use
shall be determined by the approval authority at the time of consideration of the application based upon
eriteria set forth in CDC 60.070(A) and (B).

Response: The proposed development plan does not propose any conditional uses within
the mixed-use project. Therefore, this section is not applicable.
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21.090 OTHER APPLICABLE DEVELOPMENT STANDARDS

A. The following standards apply to all development inciuding permitted uses:

1. Chapter 34 CDC, Accessory Structures, Accessory Diwelling Units, and Accessory Uses.

2. Chapter 35 CDC, Temporary Structures and Uses.

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

4. Chapter 40 CDC, Building Height Limitations, Exceptions. Repealed

5. Chapter 42 CDC, Clear Vision Areas.

6. Chapter 44 CDC, Fences.

7. Chapter 46 CDC, Off-Street Parking, Loading and Reservoir Areas.

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

9. Chapter 52 CDC, Signs.

10. Chapter 54 CDC, Landscaping.

Response: See the responses elsewhere in this report addressing the applicable
standards of the above-listed CDC chapters.

B. The provisions of Chapter 55 CDC, Design Review, apply to all uses except detached single-family
dwellings. (Ord. 1590 § 1, 2009)

Response: The proposed development does not provide for development of a detached
single-family residence. Therefore, Design Review approval of the proposed
development plans is required. See the responses to the applicable standards of CDC
Chapter 55, Design Review, below.

V.  COMPLIANCE WITH CHAPTER 55 DESIGN REVIEW
I. Why Class |l Design Review?

Response: Section 55.020.A specifies what kind of development proposal qualifies for a Class I
Design Review application, and also lists very minor items which require no design review
approval at all. The proposed mixed-use development is not consistent with any of the
development-related activities listed as qualifying for Class I Design Review. Section 55.020.B
provides that Class II design review applies to all uses/activities, except those uses/activities
listed under Class I design review, and the exemptions of CDC 55.025. The proposed
development plans for the Tannler Drive Mixed-Use project also do not satisfy the exemption
listed in Section 55.025. Therefore, a Class II Design Review is required.

2. Comment on Applicability of Certain Approval Standards of Chapter 55
Relative to this Application

Proposed multi-family residential dwelling units are “needed housing.” ORS 197.303(1) defines
“needed housing” as “housing types determined to meet the need shown for housing within an
urban growth boundary at particular price ranges and rent levels” and includes “multiple family
housing for both owner and renter occupancy...” ORS 197.303(1). Local governments must
permit needed housing in one or more zoning districts and "with sufficient buildable land to
satisty that need." ORS 197.307(3). Local governments may only impose “clear and objective
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standards, conditions and procedures regulating the development of needed housing.” ORS
197.307(4).

The local government's standards must be clear and objective on the face of the ordinance.

ORS 227.173(2). Furthermore, in any appeal to LUBA or an appellate court that involves an
ordinance required to contain clear and objective approval standards, conditions, and procedures
for needed housing, the local government bears the burden of demonstrating that the standards,
conditions, and procedures are capable of being imposed only in a clear and objective manner.
ORS 197.831. Finally, these “clear and objective” standards, conditions, and procedures must
not have the effect of “discouraging needed housing through unreasonable cost or delay.” ORS
197.307(4).

The legislature's policy goal in enacting the “needed housing” statutes “was to prevent local
governments from using their “land use regulations to exclude certain housing type****.” Rogue
Valley Association of Realtors v. City of Ashland, 35 Or LUBA 139, 156 (1998) 4ff'd 158 Or App 1,
970 P2d 685, rev den 328 Or 594 (1999). In fact, ORS 197.307(1) states that the “availability of
affordable, decent, safe and sanitary housing opportunities for persons of lower, middle and
fixed income * * * * is a matter of statewide concern.”

LUBA has interpreted these statutes to preclude local governments from applying subjective,
discretionary criteria to applications for needed housing:

“Needed housing’ is not to be subjected to standards, conditions or procedures that involve subjective, value-laden
analyses that are designed to balance or mitigate impacts of the development on (1) the property to be developed or
(2) the adjoining properties or community. Such standards, conditions or procedures are not clear and objective
and conld have the effect ‘of disconraging needed housing through unreasonable costs or delay.””

Rogue 1V alley Association of Realtors, 35 Or LUBA at 158 (emphasis added). Further, LUBA has
specifically held that a standard requiring that a development be “compatible with surrounding
development” was not clear and objective. Rogue [ alley Association of Realtors, 35 Or LUBA at
157 (citing Land Conservation and Development Commission policy that served as basis for
legislative enactment of needed housing statute). See also Clark v. Coos County, 53 Or LUBA 325
(2007) (local code approval standard that requires that proposed uses be compatible with
surrounding uses is subjective). The Court of Appeals has also held that a local code standard is
not “clear and objective” when it can “plausibly be interpreted in more than one way.” Tizrumali
v. City of Portland, 169 OR App 241, 246, 7 P3d 761 (2000).

The City of West Linn has determined that it will provide an opportunity for development of
apartments and multiplex units. West Linn Comprehensive Plan (the “Plan”), Goal 10,
“Housing”, Policy 2. The Plan also requires the City to “[a]dhere to clear and objective
standards to promote timely and predictable plan review.” Plan, I4., Policy 8.

Therefore, the application for the Tannler Drive mixed-use project—which proposes 180 units
of multiple-family housing in the OBC zoning district—constitutes “needed housing” for the
purposes of ORS 197.307. As a result, the City of West Linn must only apply clear and
objective standards, conditions and procedures to the housing portion of the application.
Furthermore, these standards, conditions and procedures cannot have the effect of discouraging
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needed housing through unreasonable cost or delay. In the narrative below, the applicant
identifies those provisions of the CDC that are not clear and objective and thus not applicable to
the application. Within this legal framework, the applicant attempts to provide as much
information as possible about the project.

3. Responses to the Applicable Sections of CDC Chapter 55

Each applicable section of Chapter 55 is shown below in italics along with a response following
each section explaining how the standard is met.

CDC SECTION 55.070 SUBMITTAL REQUIREMENTS
A. The design review application shall be initiated by the property owner or the owner’s agent, or condemnor.

Response: The application is by ConAm Properties, LLC. ConAm Properties, LLC has an
option to purchase the development site. The application form has been signed by one of
the property owners, Jeff Parker, on behalf of himself and by a representative of the other
property owner William S. Wilt.

B. A pre-application conference, per CDC 99.030(B), shall be a prerequisite to the filing of an application.

Response: A pre-application conference regarding the proposed development application
was held on June 18, 2015. The City of West Linn’s notes for the pre-application conference
are included in Appendix A.

C. Documentation of any required meeting with the respective City-recognized neighborbood association per
CDC 99.038.

Response: The site is located within the boundaries of the Willamette Neighborhood
Association. A meeting with the Willamette Neighborhood Association which included a
discussion of the proposed development application was held on July 8, 2015. The site is
located adjacent to the boundaries of the Savanna Oaks Neighborhood Association. A
meeting with the Savanna Oaks Neighborhood Association which included a discussion of
the proposed development application was held on July 7, 2015. Documentation regarding
contact with both neighborhood associations to set up the meetings is included in Appendix
B to this report.

D. The applicant shall submit a completed application form and:

Response: A completed application from was submitted to the City of West Linn Planning
Department on July 10, 2015.

2. The development plan for a Class 11 design review shall contain the following elements:
a. A site analysis (CDC 55.110);

Response: The attached plan set (and enclosed large scale plan set) includes Sheet
P0.0, Cover Sheet; Sheet P1.0 Aerial Photo/Site Analysis Plan; Sheet P1.1 Existing
Conditions Plan; and Sheet P1.3 Slope Analysis Plan. Together, these plan sheets
include all applicable information listed in CDC Section 55.110;

b. A site plan (CDC 55.120);
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Response: The attached plan set (and enclosed large scale plan set) includes Sheet
P2.0, Preliminary Site Plan; Sheet P2.1 Preliminary Dimensioned Site Plan; Sheet
P4.0 Preliminary Composite Utility Plan; Sheet I.1.1 Preliminary Landscape Plan;
Sheet A1.0 Architectural Site Plan. Together, these plan sheets include all applicable
information listed in CDC Section 55.120;

¢. A grading plan (CDC 55.130);

Response: The plan set includes a Preliminary Grading Plan illustrating all
applicable information listed in CDC Section 55.130. See Sheet P3.0:

d.  Architectural drawings, indicating floor plan and elevation (CDC 55.140);

Response: The plan set includes architectural plans, elevations, and building
sections;

e. A landscape plan (CDC 55.150);

Response: The plan set includes Preliminary Landscaping Plans illustrating all
applicable information listed in CDC Section 55.150. See Sheets 1.1.0;

fo A utility plan appropriate to respond to the approval criteria of CDC 55.100(1)(1) through
(5) relating to streets, drainage, municipal water, sanitary sewers, solid waste, and recycling
storage;

Response: The plan set includes a Preliminary Composite Utility Plan illustrating all
applicable information listed in CDC Section 55.100 (1) through (5). See Sheet P4.0.
Proposed trash and recycling enclosures are illustrated on the Preliminary Site Plan
(Sheet P2.0) and other site-related plans. Elevations and a plan view of the trash
enclosutres atre included as Sheet A3.08;

g A light coverage plan with photometric data, including the location and type of outdoor lighting,
with specific consideration given to compliance with CDC 55.100(]) pertaining to crime
prevention and, if applicable, CDC 46.150(A)(13) pertaining to parking lot lighting

Response: Preliminary Lighting Plans are included with a Lighting Report in
Appendix G to this application narrative. Together, the plans and report address all
applicable information required by CDC Section 55.100(]) and CDC 46.150(A)(13);

h. I staff determines before or during the pre-application conference that the land use is expected o
generate noise that may exceed DEQ standards, the application shall include a noise study
conducted by a licensed acoustical engineer that demonstrates that the application and associated
noise sources will meet DEQ standards. Typical noise sources of concern include, but are not
limited to, vehicle drive-throughs, parking lots, HV AC units, and public address systems; and

Response: CDC 55.070.D.2.h requires submittal of a noise study demonstrating that
the application will meet Oregon Department of Environmental Quality (“DEQ”)
noise standards if requested by City of West Linn staff before or during the pre-
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application conference. City of West Linn staff did not make such a request.
Therefore, the DEQ noise standards may not be applicable approval standards.

However, CDC 55.100.D.4 requires that activities or businesses that can reasonably
be expected to generate noise in excess of the standards in West Linn Municipal
Code 5.487 must submit a noise study and mitigate the noise. The uses in the
proposed Tannler Drive mixed-use project are not reasonably anticipated to exceed
the standards of the West Linn Municipal Code. Typical noise associated with the
proposed small scale commercial and multi-family development types are car-related
noises, laundry exhaust noise, lawn care equipment noise, and music and other
resident-related noises.

The proposed Tannler Drive mixed-use project will provide an open space buffer
between the site and existing developments to the north. In addition, the ambient
noise level in the area due primarily to highway-related noise from 1-205 and from
the parking area at the River Falls shopping center are such that the proposed
development is not expected to lead to significant noise conflicts arising between the
proposed development on site and neighboring uses. Development of portions of
the site with any sort of developed use may cause some noise impacts upon adjacent
open space uses.

In addition, small-scale retail, service, or office uses which might be anticipated to
occupy the commercial spaces within the development also would be anticipated to
have lesser noise levels than the ambient noise levels produced by the large scale
commercial uses and the highway. The proposed commercial spaces are all located
on ground levels of the buildings facing south so that noises from these uses would
be expected to travel primarily southward, and that the proposed buildings would
block any transmission of noises from the commercial uses towards the north.

t. Documents as required per the Tree Technical Mannal.
Response: Appendix D includes an arborist’s report prepared by consulting arborist
Morgan Holen. The report includes all of the documents required by the Tree

Technical Manual.

A narrative, based on the standards contained in this code, which supports any requested exceptions
as provided under CDC 55.170.

Response: No exceptions to CDC standards have been requested. Therefore, this
requirement is not applicable.

4. Submit full written responses to approval criteria of CDC 55.100 for Class 11 design review, plus

all applicable referenced approval criteria.

Response: An application narrative which includes a tree report, a geotechnical report, a
traffic impact analysis report and other documents; and 11 x 17 copies of the required
plans listed above; were submitted to the City of West Linn Planning Department.

The applicant shall submit samples of all exterior building materials and colors in the case of new
buildings or building remodeling.
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Response: A materials and colors board which provides samples of proposed exterior
building materials and preliminary color selections has been submitted as part of the Design
Review application submittal.

F. The applicant shall pay the required deposit and fee.

Response: A completed application form; 11 x 17 copies of the required plans listed above;
an application narrative which includes a tree report, a geotechnical report, a traffic impact
analysis report and other documents; a materials and colors board, and the required
application fee and deposit of $20,800.00 were submitted to the City of West Linn Planning
Department on July 10, 2015.

55.085 ADDITIONAL INFORMATION REQUIRED AND WAIVER OF
REQUIREMENTS

A. The Planning Director may require additional information as part of the application subject to the
provisions of CDC 99.035(A).

Response: No additional information was requested by the City of West Linn Planning
Director.

B.  The Planning Director may waive any requirements for the application subject to the provisions of CDC
99.035(B) and (C).

Response: No waivers to the submittal requirements have been requested.
55.090 APPROVAL STANDARDS — CLASS I DESIGN REVIEW ...

Response: This section is not applicable because the current request is not a request for
Class I Design Review approval as explained in Section V.1. of this application narrative.
The current application instead request Class II Design Review approval. The standards
applicable to a Class II Design Review request are addressed below.

55.100 APPROVAL STANDARDS — CLASS II DESIGN REVIEW
The approval authority shall make findings with respect to the following criteria when
approving, approving with conditions, or denying a Class II design review application.

A. The provisions of the following chapters shall be met:
1. Chapter 34 CDC, Accessory Structures, Accessory Dwelling Units, and Accessory Uses.

Response: Accessory structures are defined in CDC Section 0.2030, Specific Words
and Terms, as “a subordinate structure with a maximum area of 1,500 square
feet...located on a lot or parcel with a principal use, the use of which is clearly incidental
to and associated with the principal use.” The only accessory structures with total areas
of less than 1,500 square feet proposed are the eight separate garage buildings (maximum
size of 1,000 square foot) and the two 580 square foot trash enclosures. Therefore, the
accessory use provisions of this CDC chapter are applicable to these garages and trash
enclosure structures. Compliance of these structures with the standards of Chapter 34
are addressed under Section VI of this report below.
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The clubhouse (approximately 3,800 square feet) and pool are uses which are incidental
and subordinate to the principal uses of the project for various commercial uses and for
multi-family residential use. CDC Chapter 34.060 contains standards which apply to
accessory uses, such as proposed in this application, which exceed 1,500 square feet in
size. Therefore, this accessory use and its structures is required to meet the minimum
OBC district minimum or maximum setback standards and other development standards
that apply to the principal uses.

2. Chapter 38 CDC, Additional Y ard Area Required; Exceptions to Y ard Requirements; Storage
in Yards; Projections into Y ards.

Response: No yard area exceptions are proposed, nor do any of the situations requiring
a yard area exception due to existing development on an abutting lot exist adjacent to the
site. No storage will be allowed or provided for within the project’s required front yard
along Tannler Drive. Therefore, none of the provisions of CDC Chapter 38 are
applicable to the current review.

3. Chapter 40 CDC, Building Height Limitations, Exceptions.

Response: This entire Chapter has been repealed. There are therefore no applicable
standards of this Chapter which need to be responded to.

4. Chapter 42 CDC, Clear Vision Areas.

Response: The applicable standards of Chapter 42 are addressed in Section VII of this
report below.

5. Chapter 44 CDC, Fences.

Response: The applicable standards of Chapter 44 are addressed in Section VIII of this
report below.

6. Chapter 46 CDC, Off-Street Parking, Ioading and Reservoir Areas.

Response: Responses to applicable standards of CDC Chapter 46 are addressed below
in Section IX of this report.

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

Response: Responses to applicable standards of this CDC Chapter are addressed
below.

8. Chapter 52 CDC, Signs.
Response: Responses to applicable standards of CDC Chapter 52 are addressed below.
9. Chapter 54 CDC, Landscaping.

Response: Responses to applicable standards of CDC Chapter 54 are addressed below.

Mixed-Use Project — Design Review Application 16
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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

Response: There are no designated heritage trees on the subject site based upon the
findings of the attached arborist’s report by Morgan Holen (Appendix D) and concurred
with by City Arborist Mike Perkins. Therefore, this standard is not applicable to the
current review.

2. Al heritage trees, as defined in the municipal code, 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, either individually or in consultation
with certified arborists or similarly qualified professionals, based on accepted arboricultural
standards including consideration of their size, type, location, health, long term survivability, and)/ or
numbers, shall be protected pursuant to the criteria of subsections (B)(2)(a) through (f) of this
section. In cases where there is a difference of opinion on the significance of a tree or tree cluster, the
City Arborist’s findings shall prevail. It is important to acknowledge that all trees are not
significant and, further, that this code section will not necessarily protect all trees deemed significant.
a.  Non-residential and residential projects on Type I and I lands shall protect all heritage trees

and all significant trees and tree clusters by either the dedication of these areas or establishing
tree conservation easements. Development of Type I and II lands shall require the careful layont
of streets, driveways, building pads, lots, and utilities to avoid heritage trees and significant trees
and tree clusters, and other natural resources pursuant to this code. The method for delineating
the protected trees or tree clusters (“dripline + 10 feet”) is explained in subsection (B)(2)(b) of
this section. Exemptions of subsections (B)(2)(c), (¢), and (f) of this section shall apply.

Response: The development site does not include any Type I or II lands as defined in
CDC Chapter 02.020. Therefore, this standard is not applicable.

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

Response: The project site slopes relatively steeply from north to south. There are no
defined drainageways on the site. The proposed development plan orients the proposed
buildings, parking areas, and driveways parallel to the slope in order to limit changes to
the site as much as practical. Nevertheless, substantial cutting is necessary in the
northern portion of the mixed-use project site and filling is necessary in the southern
portion of the site to reduce slopes internal to the development so as to limit gradients
on the main driveway and walkways through the site. Retaining walls will be located at
both the northern and southern edges of the proposed development area, as well as
along the site’s eastern and western sides and internal to the site near the clubhouse and
along the northern and western edges of the stormwater pond. Existing orientation of
the site’s slope and drainage will be maintained.

The phrase “shall be preserved to the greatest extent possible” in the above standard is
subjective because it requires the exercise of discretion to determine if the topography is
preserved “to the greatest extent possible” and may, therefore, not be a basis for denial

under the residential design review standards under ORS 197.307(4).
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4. The structures shall not be located in areas subject to slumping and sliding. The Comprebensive
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.

Response: Section 4.5.1 - Slope Stability in the GeoDesign report dated July 28, 2014
(at p. 10) related to this site states “Published geologic hazard data indicate that the site is
not mapped within an area of landslide topography, slump, debris flow, or other hazards
(including faulting or seismic hazards). The nearest ancient landslide feature is mapped
more than Y2 mile to the west of the site, which resulted from the excavation of the
nearby interstate at the toe of the landslide.” The site is within the limits of the
“Landslide Hazard Area” shown on Map 17 of the West Linn Natural Hazards
Mitigation Plan document (see map in Appendix F). The “Landslide Hazard Area”
shown on Map 17 is in the NE corner of the site in the location of steep slopes
identified on the Site Analysis Plan (P1.3). There are no buildings proposed with this
“Landslide Hazard Area” shown on P1.3.

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.

Response: All proposed residential buildings will be separated by a minimum of 50
feet. All proposed residential buildings will be separated from all other buildings (garage
buildings, trash enclosures) by a minimum of 35 feet. The closest neighboring building
to the west within the Willamette 205 office complex will be located over 50-feet from
proposed buildings 3 and 4. Garage buildings located to the south of the clubhouse will
be separated from the clubhouse by a minimum of approximately 10-feet. The garages
and the clubhouse will be single-story buildings. Therefore, substantial distances will be
provided between the proposed on-site buildings and other on-site buildings and
neighboring buildings on adjoining properties such that adequate light and air circulation
will be provided, as well as adequate separation for fire protection purposes.

The phrase “adequate distance” in this standard is subjective and requires the exercise of
discretion to determine if there is adequate distance between on- and off-site buildings
and may, therefore, not be a basis for denial under ORS 197.307(4).

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, rbythm of windows,
building scale and massing of surrounding buildings in the proposed structure. The materials
and colors shall be complementary to the surrounding buildings.

Response: There are no other buildings on the subject site. There is substantial
separation between the proposed development site and other neighboring
developments other than the 205 Willamette office park immediately to the west.
The proposed mixed-use project is of a totally different mixture of land uses than
that adjacent project. Therefore, design clues for the proposed mixed-use project
were sought instead from the Summerlinn apartments further to the west. The
proposed Tannler Drive Mixed-Use project’s buildings are designed to be similar in
scale and design to the Summerlinn apartment buildings. The proposed buildings’
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pitched roofs, materials such as masonry bases and fiber cement siding, and the use
of lots of windows are complementary to the character.

The words ‘compatible” and “complimentary” are subjective because they require
the exercise of discretion and may, therefore, not be the basis for a denial under the
residential design review standards under ORS 197.30794).

b. While there bas 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.

Response: The location of the nearest single family home in the neighborhood to
the north is over 250-feet north of the northwestern-most building in the proposed
mixed-use project (building 2). To the east of the project site is dedicated open space
within the White Oak Savana Park. To the west is the commercial office park.

¢.  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.

Response: The proposed design of the buildings is compatible with city
architecture and draws on the styles of homes in the nearby neighborhoods to create
a pleasing aesthetic, proportions and massing.

The phrases “manifestly superior’ and “adequately separated” are subjective because
they require the exercise of discretion and may, therefore, not be a basis for denial
under ORS 197.307(4).

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.

The human scale is enhanced by bringing the building and its main entrance up to the edge of
the sidewalk. 1t creates a more dramatic and interesting streetscape and improves the “height
and width” ratio referenced in this section.

Response: The proposed mixed-use project addresses human scale by eliminating
long flat facades and by breaking them with exterior porches and decks. Garages are
set back to help define the ground floor. Garage entrances are enhanced with wood
and stone columns. Main stairway entrances are surrounded by single-story frames
that create a more intimate entry. Facade articulation, utilizing bays and balconies,
breaks building facades vertically into visibly understandable building masses.
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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. Transparency on other elevations is optional.
The transparency is measured in lineal fashion. For example, a 100-foot-long building elevation
shall have at least 60 feet (60 percent of 100 feet) in length of windows. The window height
shall be, at miinimum, three feet tall. The exception to transparency would be cases where
demonstrated functional constraints or topography restrict that elevation from being used. When
this exemption is applied to the main front elevation, the square footage of transparency that
would ordinarily be required by the above formula shall be installed on the remaining elevations
at pedestrian level in addition to any transparency required by a side elevation, and vice versa.
The rear of the building is not required to include transparency. The transparency must be flush
with the building elevation.

Response: The commercial space utilizes a glass storefront system that spans 90%
of the front wall. This provides ample viewing and daylighting into the space. The
side of the commercial space is also glazed, providing 40% of total wall transparency
to the side wall.

f. Variations in depth and roof line are encouraged for all elevations. To vary the otherwise blank
wall of most rear elevations, continnous 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 enconraged. Another way to vary or soften this elevation is through
terrain variations such as an undulating grass area with trees to provide vertical relzef.

Response: The building facades are broken up with numerous indentations and
relief for decks and entryways. The elevation also incorporates bay projections to add
depth to the fagade.

Multiple pitched roofs provide variation in both height and overhangs.

There are no flat elevations that exceed 100-feet in length. Cultured stone accents
are provided at the garage column bases and along the front elevation.

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.

Response: The proposed buildings are oriented with their long axes towards the
southwest to maximize passive solar gain for units on the southern sides of the
buildings, as well as to maximize views from residential units towards the Willamette
River Valley.

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

Response: The prosed development plans call for providing an 8-foot wide public
sidewalk and street trees along the site’s Tannler Drive frontage. The internal site
improvements include a network of interconnected sidewalks, landscaping, lighting,
and benches to provide a safe and attractive pedestrian environment within the
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proposed development. All internal sidewalks adjacent to vehicular access drives and
parking spaces are 8-feet in width.

2

Sidewalk cafes, kiosks, vendors, and street furniture are encouraged. However, at least a four-

foot-wide pedestrian accessway must be maintained per Chapter 53 CDC, Sidewal Use.

Response: The proposed mixed-use development does not include any commercial
spaces immediately adjacent to the public sidewalk along Tannler Drive. Therefore,
this guideline is not applicable to the proposed development. Nevertheless, the
proposed development plans provide for the placement of street furniture at the
base of the ramp into the site from the public sidewalk along Tannler Drive, as well
as at several locations along the internal driveways through the site.

Transportation Planning Rule (TPR) compliance. The automobile shall be shifted from a dominant

role, relative to other modes of transportation, by the following means:

a.

Commercial and office development shall be oriented to the street. At least one public entrance
shall be located facing an arterial street; or, if the project does not front on an arterial, facing a
collector street; or, if the project does not front on a collector, facing the local street with highest
traffic levels. Parking lots shall be placed bebind or to the side of commercial and office
development. When a large and/ or multi-building development is occurring on a large
undeveloped tract (three plus acres), it is acceptable to focus internally; however, at least 20
percent of the main adjacent right-of-way shall have buildings contignous to it unless waived per
subsection (B)(7)(c) of this section. These butldings shall be oriented to the adjacent street and
include pedestrian-oriented transparencies on those elevations.

For individual buildings on smaller individual lots, . . .

Response: Proposed commercial spaces on the ground levels of buildings F and G
are located in the southeast corners of those buildings, thereby placing the
commercial spaces within 20 feet of Tannler Drive. Commercial spaces in the other
buildings are located close to the primary internal driveway through the site. Parking
areas are located to the sides of the buildings, and not between the buildings and
Tannler Drive.

b. Multi-family projects shall be required to keep the parking at the side or rear of the buildings

or bebind the building line of the structure as it wonld 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.

The parking may be positioned inside small courtyard areas around which the units are built.
These courtyard spaces encourage socialization, defensible space, and can provide a central
location for landscaping, particularly trees, which can provide an effective canopy and softening
effect on the courtyard in only a few years. V'ehicular access and driveways through these
courtyard areas is permitted.

Response: Proposed parking for the project is located off of internal driveways
which places the parking at the sides of the proposed mixed-use buildings which
front on Tannler Drive.
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¢.  Commercial, office, and multi-family projects shall be built as close to the adjacent main right-
of-way as practical to facilitate safe pedestrian and transit access. Reduced frontages by buildings
on public rights-of-way may be allowed due to extreme topographic (e.g., slope, creek, wetlands,
ete.) conditions or compelling functional limitations, not just inconveniences or design challenges.

Response: Proposed mixed-use buildings F and G and the clubhouse are located
within 20-feet of the Tannler Drive right-of-way, despite the steep slope between the
buildings and the road. A main walkway into the site will bring potential
customers/clients into the site between these commercial spaces.

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.
Sidewalkes in front of storefronts on the arterials and main store entrances on the arterials
identified in CDC 85.200(A)(3) shall be 12 feet wide to accommodate pedestrians, sidewalk
sales, sidewalk cafes, etc. Sidewalks in front of storefronts and main store entrances in
commercial/ OBC zone development on local streets and collectors shall be eight feet wide.

Response: The proposed site plan provides for a network of pedestrian sidewalks
through the site. Sidewalks will all be 8-feet wide when located adjacent to parking
areas or driveways, as illustrated on the plans. An 8-foot wide public sidewalk will be
located along the site’s Tannler Drive frontage. Appropriate landscaping is provided
adjacent to the sidewalks to provide a pleasant experience for pedestrians. Benches
will be provided as illustrated on the Preliminary Landscaping Plan, Sheet 1.1.0.

The subject site is not located on an arterial. Therefore, the standard related to
sidewalks along arterials is not applicable.

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
ont to attract use and to discourage people from cutting through parking lots and impacting
environmentally sensitive areas.

Response: The sidewalk system within the project site has been designed to
provide direct, convenient, and safe pedestrian access. Crosswalk markings will be
provided as illustrated on the Preliminary Site Plan, Sheet P2.0, to provide for safe
parking area and driveway crossings.

fo At least one entrance to the building shall be on the main street, or as close as possible to the
main street. The entrance shall be designed to identify itself as a main point of ingress/ egress.

Response: The proposed commercial spaces within buildings I and G are to be
located in the southeastern corners of those buildings at the closet points of the
buildings to Tannler Drive. The entrances to those commercial spaces will not face
the street, but will be as close as possible to the corners of those buildings.

g Where transit service exists, or is expected to exist, there shall be a main entrance within a safe
and reasonable distance of the transit stop. A pathway shall be provided to facilitate a direct
connection.
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Response: The proposed mixed-use development site is not directly served by
transit, nor is anticipated to be provided directly to the site. Therefore, this standard
is not applicable to the current request. Nevertheless, the proposed sidewalk
connection with the sidewalks in front of the Willamette 205 office project to the
southwest makes a direct pedestrian connection to Blankenship Road where the
existing transit stop is located.

h.  Projects shall bring at least part of the project adjacent to or near the main street right-of-way in
order to enbance 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 s, 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.

Response: The proposed mixed-use development plan provides for buildings 6 and
7 and the clubhouse to be located within 20-feet of Tannler Road consistent with the
maximum setback standard of the ODC zoning district. Buildings 6 and 7 will be 3.5
story buildings. The height of these buildings, in addition to retaining walls and
pedestrian connection near Tannler Drive will enhance the height-to-width ratio
along that street.

t.  These architectural standards shall apply to public facilities such as reservoirs, water towers,
treatment plants, fire stations, pump stations, power transmission facilities, etc. 1t is recognized
that many of these facilities, due to their functional requirements, cannot readily be configured to
meet these architectural standards. However, attempts shall be made to mafke the design

sympathetic to surrounding properties by landscaping, setbacks, buffers, and all reasonable
architectural means.

Response: The proposed mixed-use project will not be a public facility. Therefore,
this standard is not applicable.

J. Parking spaces at trailheads shall be located so as to preserve the view of, and access to, the
trailhead entrance from the roadway. The entrance apron to the trailhead shall be marked: “No

Parking,” and include design features to foster trail recognition.

Response: The proposed mixed-use development does not include a trailhead. This
standard is therefore not applicable.

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 adeguacy 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.

. The direction(s) from which buffering is needed.
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d.  The required density of the buffering.

e.  Whether the viewer is stationary or mobile.

Response: The proposed mixed-use buildings will be separated from the City of West
Linn’s White Oak Savanna Park and the privately-owned undeveloped space to the south
of the park by Tannler Drive. Tannler Drive will provide a substantial separation of over
90 feet from these uses to the east.

The proposed open space at the northern edge of the subject site will provide a
separation of over 200 feet between existing single-family homes to the north and the
east and the proposed mixed-use development.

The proposed mixed-use buildings will be separated from the closest building in the
adjacent Willamette 205 office complex to the west by 45 feet and from the commercial
buildings in the River Falls shopping center to the south by over 400 feet.

Please note that the factors listed in 1.a.-e. above are subjective because they require
discretion to determine if there is compatibility, which is itself a subjective term and
may, therefore, not be a basis for denial under the residential design review standards
under ORS 197.307(4).

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?

b. The direction from which it is needed.

¢.  How dense the screen needs to be.

d.  Whether the viewer is stationary or mobile.

e.  Whether the screening needs to be year-round.

Response: The proposed parking areas and trash enclosures will be visually separated
from views from Tannler Drive and Blankenship Road by a combination of differences
in elevation, distance from the roads, landscaping adjacent to the trash enclosures and
parking areas, and the larger mixed-use buildings screening views of the trash enclosures
and parking areas.

Please note that the factors listed in 2.a.-e. above are subjective because they require the
exercise of discretion to determine if on-site screening is adequate, which is itself
subjective, and may, therefore, not be a basis for denial under ORS 197.307(4).

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

Response: No rooftop air conditioning or heating systems or other rooftop mechanical
systems are proposed. Therefore, this standard is not applicable.

D. Privacy and noise.

Drive

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.
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Response: No ground level residential units are proposed. Residential units on north

sides of the second floor of all buildings will be at grade with the ground surface. Patios

will be provided for all north side second floor units. Physical separation of adjacent

patios will be accomplished by insetting the patios as compared to the patios of other

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.

Response: The greatest source of noise in the area of the site is traffic on Interstate 205
to the south. It is not possible to locate the proposed residential units anywhere on the
site any further from the exposure to that ambient noise because the site is located
substantially above the highway. However, because this standard uses the phrase “to the
extent possible”, the planning commission can find that given the site slope and its
exposure to I-205 to the south, this standard is met because it is not possible to locate
the buildings in such a way as to have minimal noise exposure. No other nearby use
generates noise to which the proposed buildings will be exposed.

The phrase “minimal noise exposure” is subjective because it requires the exercise of
discretion to make this determination and may, therefore, not be a basis for denial under
the residential design review standards under ORS 197.307(4).

3. Structures or on-site activity areas which generate noise, lights, or glare shall be buffered from
adjoining residential uses in accordance with the standards in subsection C of this section where

applicable.

Response: The proposed clubhouse and pool areas are considered to be portions of the
development which may generate more noise and lights than the proposed residential
and commercial uses. Therefore, the proposed clubhouse, pool, and related patio areas
have been buffered from residential uses on the site by being surrounded by parking and
circulation areas which will separate these uses from the residences.

4. Businesses or activities that can reasonably be expected to generate noise in excess of the noise
standards contained in West Linn Municipal Code Section 5.487 shall undertake and submit
appropriate noise studies and mitigate as necessary to comply with the code. (See CDC
55.110(B)(11) and 55.120(M).)

If the decision-mafking anthority reasonably believes a proposed use may generate noise exceeding the
standards specified in the municipal code, then the authority may require the applicant to supply
professional noise studies from time to time during the user’s first year of operation to monitor
compliance with City standards and permit requirements.

Response: The small scale commercial uses and multi-family residential units proposed
to be located within the mixed-use project are not anticipated to generate noise in excess
of the standards included in the West Linn Municipal Code Section 5.487. Therefore, no
noise study has been requested, nor has one been prepared for the subject project.

E. Private outdoor area. This section only applies to multi-family projects.

Drive

1. In addition to the requirements of residential living, unit shall have an outdoor private area (patio,
terrace, porch) of not less than 48 square feet in area;
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2. The outdoor space shall be oriented towards the sun where possible; and
3. The area shall be screened or designed to provide privacy for the users of the space.
4. Where balconies are added to units, the balconies shall not be less than 48 square feet, if they are

intended to be counted as private outdoor areas.

Response: Each of the proposed multi-family residential units will provide a private
outdoor area in the form of a patio or a deck. The minimum size of the proposed patios or
decks is needed to fill in square feet. Units on the south sides of the proposed buildings will
have great southern views towards the Willamette River valley, and will receive plenty of
sunshine. Patios and decks are separated from their neighbors by nine foot high walls.
Landscaping is proposed external to ground level patios to screen views from circulation and
parking areas.

F. Shared outdoor recreation areas. This section only applies to multi-family projects and projects with 10 or
more duplexes or single-family attached dwellings on lots under 4,000 square feet. In those cases, shared
outdoor recreation areas are calenlated on the duplexes or single-family attached dwellings only. It also
applies to qualifying PUDs under the provisions of CDC 24.170.

1. In addition to the requirements of subsection E of this section, usable outdoor recreation space shall
be provided in residential developments for the shared or common use of all the residents in the
following amonnts:

a.  Studio up to and including two-bedroom units: 200 square feet per unit.

b. Three or more bedroom units: 300 square feet per unit.

2. The required recreation space may be provided as follows:

a. It may be all outdoor space; or

b. 1t may be part outdoor space and part indoor space; for example, an outdoor tennis court and
indoor recreation room, and

¢.  Where some or all of the required recreation area is indoor, such as an indoor recreation room,
then these indoor areas must be readily accessible to all residents of the development subject to
clearly posted restrictions as to hours of operation and such regulations necessary for the safety of
minors.

d.  In considering the requirements of this subsection F, the emphasis shall be on usable recreation
space. No single area of outdoor recreational space shall encompass an area of less than 250
square feet. All common outdoor recreational space shall be clearly delineated and readil
identifiable as such. Small, marginal, and incidental lots or parcels of land are not usable
recreation spaces. The location of outdoor recreation space should be integral to the overall design
concept of the site and be free of hazards or constraints that wonld interfere with active
recreation.

3. The shared space shall be readily observable to facilitate crime prevention and safety.

Response: 180 multi-family residential units are included within the mixed-use project,
including 158 2-bedroom or smaller units and 22 3-bedroom units. A minimum of 38,200
square feet of shared outdoor recreation area is required consistent with the standards of
subsection (1) above. Proposed shared outdoor recreation areas serving the proposed
mixed-use project include the pool and pool deck; an open area west of building 3; and a
large area east of building 1 with a trail and playground area. These proposed indoor and
outdoor shared spaces will provide over 42,200 square feet of shared outdoor areas, thereby
exceeding the minimum usable space which is required by this standard.

Drive Mixed-Use Project — Design Review Application 26

otak

L:\Project\17100\17122\Reports\Tannler_LU_Narrative_07-13-15 upd§7@§1 08-04-15.docx

6/15 PC Meeting
97


http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC24.html#24.170

Tannler

In addition to these relatively large usable areas, several smaller areas of shared usable space
are distributed around the site and approximately 3,800 square feet of shared indoor area
within the clubhouse.

The word “useable” is subjective because it requires the exercise of discretion to determine if

there is useable recreation space and may, therefore, not be a basis for denial under ORS
197.307(4).

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.

Use of gates to demarcate the boundary between a public street and a private access driveway is

prohibited.

SR N>

Response: Private balconies are enclosed with railings or landscaping, semi-public spaces,
including the clubhouse and pool areas are contained within the building or within the pool
fencing.

Public outdoor space contains benches or other amenities to facilitate active use.

The phrase “are clearly defined” is subjective because it requires the exercise of discretion
and may, therefore, not be a basis for denial under ORS 197.307(4).

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.
b The size and type of the proposed development.
. The rough proportionality between the impacts from the development and the required facility.
2. The required facilities shall be limited to such facilities as the following:
a. A waiting shelter with a bench surrounded by a three-sided covered structure, with transparency
to allow easy surveillance of approaching buses.
b. A turnont area for loading and unloading designed per regional transit agency standards.
¢.  Hard-surface paths connecting the development to the waiting and boarding areas.
d.  Regional transit agency standards shall, however, prevail if they supersede these standards.

Response: The site does not directly abut an existing or planned public transit route.
Therefore, this standard is not applicable. Nevertheless, the proposed site plan provides
for a connection by easement along the shared driveway with the Willamette 205 office
complex to lead residents, guests, employees, or clients between the proposed
development and an existing bus stop for TriMet Route 154 on Blankenship Road
approximately 200-feet walking distance via public sidewalks from the southwestern
corner of the site.
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3. The transit stop shall be located as close as possible to the main entrance to the shopping center,
public or office building, or multi-family project. The entrance shall not be more than 200 feet from
the transit stop with a clearly identified pedestrian link.

Response: This section is not applicable because the subject site does not abut an
existing or planned public transit route. Nonetheless the site provides a direct
connection to the location of the transit stop via a pedestrian route as described above.

4. All commercial business centers (over three acres) and multi-family projects (over 40 units) may be
required to provide for the relocation of transit stops to the front of the site if the existing stop is
within 200 to 400 yards of the site and the exaction is roughly proportional to the impact of the
development. The commercial or multi-family project may be required to provide new facilities in
those cases where the nearest stop is over 400 yards away. The transit stop shall be built per
subsection (H)(2) of this section.

Response: There is no requirement for the applicant to address at this time with regard
to this consideration. If it is desirable to relocate the existing nearby transit stop, the
applicant is willing to discuss this with the City and TriMet.

5. If a commercial business center or multi-family project is adjacent to an existing or planned public
transit stop, the parking requirement may be reduced by the multiplier of 0.9, or 10 percent. If a
commercial center is within 200 feet of a multi-family project, with over 80 units and pedestrian
access, the parking requirement may be reduced by 10 percent or by a 0.90 multiplier.

Response: No reductions to the parking standards are requested. This section is not

applicable.
6. Standards of CDC 85.200(D), Transit Facilities, shall also apply.

Response: There is no transit stop or other transit-related facilities on or adjacent to
the site. Therefore, this Code section is not applicable to this application.

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 programs,
and the rough proportionality between the impact of the development and the street improvements.

In determining the appropriate sizing of the street in commercial, office, multi-family, and public
settings, the street should be the mininum necessary to accommodate anticipated traffic load and
needs and should provide substantial accommodations for pedestrians and bicyclists. Road and
driveway alignment shonld consider and mitigate impacts on adjacent properties and in
neighborhoods in terms of increased traffic loads, noise, vibrations, and glare.
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The realignment or redesign of roads shall consider how the proposal meets accepted engineering
standards, enhances public safety, and favorably relates to adjacent lands and land nses.
Consideration should also be given to selecting an alignment or design that minimizes or avoids
hazard areas and loss of significant natural features (drainageways, wetlands, heavily forested areas,
ete.) unless site mitigation can clearly produce a superior landscape in terms of shape, grades, and
reforestation, and is fully consistent with applicable code restrictions regarding resource areas.

Streets shall be installed per Chapter 85 CDC standards. The City Engineer has the authority to
require that street widths match adjacent street widths. Sidewalks shall be installed per CDC
85.200(A)(3) for commercial and office projects, and CDC 85.200(A)(16) and 92.010(H) for
residential projects, and applicable provisions of this chapter. Where streets bisect or traverse water
resource areas (WRAs) the street width shall be reduced to the mininum standard of 20 feet (two
10-foot travel lanes) plus four-foot-wide curb flush sidewalks or alternate configurations which are
appropriate to site conditions, minimize WRA disturbance or are consistent with an adopted
transportation system plan. The street design shall also be consistent with habitat friendly provisions
of CDC 32.060(H).

Based upon the City Manager’s or Manager’s designee’s determination, the applicant shall construct
or canse to be constructed, or contribute a proportionate share of the costs, for all necessary off-site
improvements identified by the transportation analysis commissioned to address CDC 55.125 that
are required to mitigate impacts from the proposed development. Proportionate share of the costs shall
be determined by the City Manager or Manager’s designee, who shall assume that the proposed
development provides improvements in rough proportion to identified impacts of the development.

Response: The proposed development plans have followed the directions of the City
Engineer for Tannler Drive which includes provision of an 8-foot wide sidewalk with
street trees (in tree grates). The existing pavement and curb provide a 9-foot parking
lane, and 13 foot through lane west of the road’s centerline. The existing 6-inch curb,
proposed 8-foot sidewalk, and 6-inches clear space behind sidewalk and will require 1-
foot of additional right-of-way. Additional right-of-way width may be dedicated at
locations were LIDA facilities are provided for stormwater management along Tannler
Drive for new impervious area from the curb tight sidewalks. In these areas, 6-foot wide
LIDA facilities will be located between the curb and sidewalk. The additional dedication
is indicated on the plan set. The sidewalks and street trees will be installed along the
site’s street frontage consistent with City standards for local streets contained in Chapter

85.

Mackenzie, the transportation engineering firm for the project, has provided the
following summary of their Transportation Impact Analysis report’s findings and
recommendations for improvements in order to mitigate for the anticipated
transportation related impacts of the proposed development:

Safety

=  Historical crash data shows there are no significant safety concerns regarding the
study area intersections.

* Intersection Sight distance is met at both the proposed Tannler Drive driveway and
the existing driveway [to Blankenship Road]; no access issues are anticipated at
cither driveway.
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Site Development

The proposed development is assumed to be opened in 2017 and will consist of 180
multifamily dwelling units and 2000 square feet of commercial space.

Based on the Institute of Transportation Engineers (ITE), the accepted basis for
determining vehicular trip rates trip generation rates, the proposed project is
anticipated to generate 150 AM peak hour trips, 176 PM peak hour trips, and 1,655
daily trips.

Traffic Operations

Under existing conditions, the 10t Street/8® Avenue/8® Court intersection exceeds
the City’s Level of Service (“LOS”) standard of D, and under pre-development
conditions, the Blankenship/Tannler Drive intersection exceeds the City’s LOS
standard.

As a result of the project, the 10t Street/1-205 Southbound Ramps intersection
exceeds ODOT’s capacity standard of 0.85.

Queuing Analysis

Existing queues at the 10th Street/Blankenship Road/Salamo Road exceed available
storage lengths, and are increased with site traffic.

Mitigation

Recommended mitigation at the Blankenship Road/Tannler Drive intersection
includes striping in order to create separate left and through/right lanes to reduce
delays and increase capacity.

Recommended mitigation at the 10th Street/Blankenship Road/Salamo Road
intersection includes restriping and signal changes to provide a shared through/left
lane in addition to the existing left turn lane on the westbound Salamo approach.

2. Repealed by Ord. 1635.

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.

Response: The preliminary utility plans for the project were developed under the
direction of Gary Alfson, PE, and Brad Swearingen, PE, of Otak.

The project site is on the border between the City of West Linn’s water system’s Bland
zone above the site and the Willamette zone below the site. The development of the site
will be best served from the Bland zone above as recommended by the City’s
Engineering Department in the following comments received by the project team on
June 30, 2015:
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e Static pressure at the finished floor level would range between 120 psi and 138
psi across the proposed development, if served from the Bland pressure
zone. This will require installation of pressure reducing valves for all service
connections, but would result in appropriate service pressures across the entire
development.

e Assuming a required fire flow of 2,500 gpm (multi-family and commercial), main
extension from the intersection of Tannler Road and Greene Street should be a
minimum size of 8-inch diameter. Residual pressures at hydrants on Tannler at
the south end of the development would still be near 80 psi under fire flow
conditions.

The proposed development plans propose extending an 8-inch public water line down
Tannler Drive from Greene Street to the access driveway into the project site. Domestic
and fire protection services would extend into the site from here. The private water line
will be routed down the middle of the site to serve each building.

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.

Response: The preliminary utility plans for the project were developed under the
direction of Gary Alfson, PE, and Brad Swearingen, PE, of Otak.

The site will be served by the public sanitary sewer line in Tannler Drive. The sewer line
is located on the west side of Tannler Drive. The sewer has adequate depth and capacity
to serve the site. A connection is proposed near the south end of the proposed
development.

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.

Response: Three solid waste and recycling enclosures are proposed. One large
enclosure of approximately 525 square feet will be located at the north end of the central
road through the site. Smaller enclosures of approximately 260 square feet each will be
located near the clubhouse and near the west end of proposed building 4. Using the
Metro standards, the proposed 180 multi-family units would be required to provide at
least 900 square feet of trash and recycling storage at a ratio of 50 square feet of storage
area per 10 units. The approximately 1,920 square feet of commercial space within the
mixed-use buildings would be required to provide another 40 square feet of trash and
recycling storage. Together, 940 square feet of trash and recycling storage area would be
required. The proposed 1,045 square feet of storage area within the three proposed
enclosures would therefore satisfy the trash and recycling demands anticipated from a
mixed-use development of the size proposed.

Crime prevention and safety/ defensible space.
1. Windows shall be located so that areas vulnerable to crime can be surveyed by the occupants.

Response: Windows are located along all building facades providing visual connection
to most all site areas. Plantings adjacent to buildings will be low, not separating the site
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Tannler Drive

or blocking visual connections, but instead allowing long open views through the site to
enhance safety and security.

Please note that the phrase “areas vulnerable to crime’ is subjective because it requires
the exercise of discretion and may, therefore, not be a basis for denial under the
residential design review standards under ORS 197.3079(4).

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

Response: No joint laundry facilities are proposed. Each residential unit will include its
own washer and dryer. No other joint service areas are proposed. Therefore, this
standard is not applicable.

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

Response: The recycling and solid waste facilities for the project are located at the end
of the main drive aisle with plenty of visual connection those entering and exiting the site
regularly. The recycling and solid waste collection facilities are designed with roofs
which will house lights to keep the facilities well-lighted inside at all hours. Additionally,
the entries to the facilities are open and easy for people to visually look into them before
entering for security. The mailboxes are centrally located at the entry to the community
building. This area will be readily visible from the adjacent driveway and from other
buildings.

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

Response: The proposed Lighting Plans in Appendix G provide for lighting of all
parking areas, sidewalks and the trash enclosures which might be areas attractive for
criminal activities or mischief.

5. Light fixctures shall be provided in areas having heavy pedestrian or vebicular traffic and in
potentially dangerous areas such as parking lots, stairs, ramps, and abrupt grade changes.

Response: The proposed Lighting Plans provide for lighting of all parking areas,
sidewalks and the trash enclosures.

6. Fixtures shall be placed at a height so that light patterns overlap at a height of seven feet which is
suffficient to illuminate a person. All commercial, industrial, residential, and public facility projects
undergoing design review shall use low or high pressure sodinm 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.

Response: The proposed Lighting Plans provides photometric details which illustrate
anticipated light levels throughout the site. Fixtures will be oriented, as practical, so that
light patterns overlap at a height close to seven feet so as to provide sufficient lighting
for the proposed uses. See the Lighting Report in Appendix G for details on the lights to
be used.
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K

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

Response: The proposed development plan provides for a main driveway through the
site which will allow police, private security services personnel, or residents to quickly
drive through the site and observe activities within the project.

8. Security fences for utilities (e.g., power transformers, pump stations, pipeline control equipment, etc.)
or wireless communication facilities may be up to eight feet tall in order to protect public safety. No
variances are required regardless of location.

Response: No power transformers, pump stations, pipeline control equipment, or
wireless communication facilities are proposed as part of this development application.
A 3.5-foot tall dark-colored vinyl covered chain-link fence is proposed around the
proposed storm drainage detention pond in the southwestern corner of the site.

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 (AD.A) standards, including those included in the Uniform
Building Code.

Response: On this steeply sloping site, accessible parking spaces have been placed in close
proximity to accessible units and all site amenities, Crosswalks provide connection between
project sidewalks to the extent that the site slope allows.

L. Signs.

Drive

1. Based on considerations of crime prevention and the needs of emergency vebicles, a system of signs for
identifying the location of each residential unit, store, or industry shall be established.

2. The signs, graphics, and letter styles shall be designed to be compatible with surrounding
development, to contribute to a sense of project identity, or, when appropriate, to reflect a sense of the
history of the area and the architectural style.

3. The sign graphics and letter styles shall announce, inform, and designate particular areas or uses as
simply and clearly as possible.

4. The signs shall not obscure vebicle driver’s sight distance.

Response to subsections 1 through 4: Sheet A4.0 provides a preliminary plan for a
Site Information Plan to be located adjacent to the driveway pull-out between Tannler
Drive and building 1, north of the clubhouse. The Site Information Plan will provide
guests, customers, clients, and emergency service providers with clear information with
regard to the location of businesses and multi-family units within the project. The
proposed lettering and plan style will contribute to a sense of project identity. The sign is
simple and clear and readily conveys information with regard to particular uses within
the project. Due to the nature of rental commercial units, the identification signs for
businesses will be easily changeable. The Site Identification Sign will be located off of the
main driveway into the site and far enough off of Tannler Drive so that it will not
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obscure drivers’ vision on the driveway or at the driveway’s intersection with Tannler
Drive.

Sheet A4.1 provides plans for identification of building numbers and unit numbers on
the buildings themselves.

5. Signs indicating future use shall be installed on land dedicated for public facilities (e.g., parks, water
reservoir, fire halls, etc.).

Response: No future public facilities are planned for the subject site. This standard is
not applicable.

6. Signs and appropriate traffic control devices and markings shall be installed or painted in the
driveway and parking lot areas to identify bicycle and pedestrian routes.

Response: Signs will be posted internal to the site to provide appropriate traffic control
and directions. Primary crosswalks will be indicated on the pavement by painting or
other markings. Primary crosswalks are indicated on the site plan.

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.

Response: All utility lines within and adjacent to the proposed development site will be
placed below ground level.

N.

Wireless communication facilities W CEs). (This section only applicable to WCFs.) WCFs as defined
in Chapter 57 CDC may be required to go through Class I or Class 11 design review. The approval
criteria for Class 1 design review is that the visual impact of the WCFE shall be minimal to the extent
allowed by Chapter 57 CDC. Stealth designs shall be sufficiently camouflaged so that they are not easily
seen by passersby in the public right-of-way or from any adjoining residential unit. WCFs that are
classified as Class 11 design review must respond to all of the approval criteria of this chapter.

Response: No wireless communication facilities are proposed as part of this application.
Therefore, this standard is not applicable.

O.

Tannler Drive

Refuse and recycling standards.

1. All commercial, industrial and multi-family developments over five units requiring Class 11 design
review shall comply with the standards set forth in these provisions. Modifications to these provisions
may be permitted if the Planning Commission determines that the changes are consistent with the
purpose of these provisions and the City receives written evidence from the local franchised solid waste
and recycling firm that they are in agreement with the proposed modifications.

Response: The proposed mixed-use development project contains both commercial
spaces and more than five residential units. Therefore, these standards are applicable.
No modifications to these standards are requested.
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2. Compactors, containers, and drop boxes shall be located on a level Portland cement concrete pad, a
minimum of four inches thick, at ground elevation or other location compatible with the local
franchise collection firm’s equipment at the time of construction. The pad shall be designed to
discharge surface water runoff to avoid ponding.

Response: The proposed trash and recycling enclosures will be located on level
concrete pads with a minimum thickness of 4-inches. The trash and recycling enclosures
will include roofs in order to minimize runoff from the enclosures.

3. Recyeling and solid waste service areas.
a.  Recyeling receptacles shall be designed and located to serve the collection requirements for the

specific type of material.

Response: The proposed trash and recycling collection facilities will have a variety
of sizes of containers provided for residents to dispose of wastes, glass, and mixed

recyclables. The applicant will coordinate with West Linn Disposal requiring details
on the trash and recycling facilities during the building permit process.

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

Response: Recycling collection containers will be included within the trash
enclosures which will also include trash receptacles. The sizes of containers will be
determined in consultation with the waste hauler.

¢. Recyeling receptacles or shelters located ontside a structure shall have lids and be covered by a roof
constructed of water and insect-resistive material. The maintenance of enclosures, receptacles and

shelters is the responsibility of the property owner.

Response: Recycling and trash enclosures will have roofs as illustrated on Sheet
A4.1 of the plan set.

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

marshal.

Response: The applicant has coordinated with the Tualatin Valley Fire and Rescue
District regarding fire/life safety issues related to the proposed trash and recycling
facilities .

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

Response: All three proposed solid waste and recycling enclosures are located
separate from the buildings; at ground level; and are readily accessible by standard
solid waste franchise hauling vehicles. The applicant will coordinate with the solid
waste disposal franchisee on the final plans for the design of the solid waste and
recycling enclosures during building permit plan preparation.
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f Reeycling and solid waste service areas shall be used only for purposes of storing solid waste and
recyclable materials and shall not be a general storage area to store personal belongings of
tenants, lessees, property management or owners of the development or premises.

Response: The solid waste and recycling enclosures are designed to be fully utilized
for trash and recycling collection/storage purposes and will not allow additional area
for other purposes such as storage.

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

Response: This condition of approval is not related to the review of the plans for
trash and recycling facilities, but instead is a requirement that will apply during the
operation of the proposed mixed-use project. The proposed trash and recycling
collection facilities have been designed of durable materials which should be
relatively easy to maintain in a clean and safe condition.

4. Special wastes or recyclable materials.

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

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

Response: No special wastes or special recyclable materials are expected to be generated
by the small scale commercial uses and multi-family residential uses which will be located
within the mixed-use project. Therefore, this standard is not applicable.

5. Screening and buffering.

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

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

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

Response: Two fully contained trash and recycling enclosures are provided. The
enclosures will be roofed and will appear to be very similar to the separate garage
buildings. The enclosures are not located adjacent to any residentially zoned properties
or street frontages. Areas adjacent to the enclosures will include landscaping to minimize
visual impacts of the enclosures.

6. Litter receptacles.
a.  Location. Litter receptacles may not encroach upon the minimum required walkway widths.
b.  Latter receptacles may not be located within public rights-of-way except as permitted through an
agreement with the City in a manner acceptable to the City Attorney or bis/ her designee.
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¢. . Number. The number and location of proposed litter receptacles shall be based on the type and
size of the proposed uses. Fowever, at a mininum, for non-residential uses, at least one external
litter receptacle shall be provided for every 25 parking spaces for first 100 spaces, plus one
receptacle for every additional 100 spaces.

Response: No litter receptacles are currently proposed. If receptacles are added to the
site furnishings, the receptacles will be located outside of rights-of-ways and sidewalks
consistent with the standards of this section.

55.110 SITE ANALYSIS

The site analysis shall include:

A. A vicinity map showing the location of the property in relation to adjacent properties, roads, pedestrian
and bike ways, transit stops and utility access.

B. A site analysis on a drawing at a suitable scale (in order of preference, one inch equals 10 feet to one
inch equals 30 feet) which shows:

1.
2.

SN

10.

The property boundaries, dimensions, and gross area.

Contour lines at the following minimum intervals:

a.  Two-foot intervals for slopes from zero to 25 percent; and

b.  Five- or 10-foot intervals for slopes in excess of 25 percent.
A slope analysis which identifies portions of the site according to the slope ranges as follows:

a. Type I (under 15 percent);

b. Type II (between 15 to 25 percent);

¢. Type I (between 25 to 35 percent);

d. Dype IV (over 35 percent).

The location and width of adjoining streets.

The drainage patterns and drainage courses on the site and on adjacent lands.

Potential natural hazgard areas including:

a. Floodplain areas pursnant to the site’s applicable FENM.A Flood Map panel;

b. Water resource areas as defined by Chapter 32 CDC;

¢. Landslide areas designated by the Natural Hazard Mitigation Plan, Map 16; and

d.  Landslide vulnerable analysis areas, designated by the Natural Hazard Mitigation Plan, Map

17.

Resource areas including:

a. Wetlands,

b.  Riparian corridors;

. Streams, including intermittent and ephemeral streams;

d.  Habitat conservation areas; and

e.  Large rock outcroppings.

Potential historic landmarks and registered archaeological sites. The existence of such sites on the
property shall be verified from records maintained by the Commmunity Development Department and
other recognized sources.

Ldentification information including the name and address of the owner, developer, project designer,
lineal scale and north arrow.

Identify Type I and II lands in map form. Provide a table which identifies square footage of Type 1
and 11 lands also as percentage of total site square footage.

Response: The attached plan set (and enclosed large scale plan set) includes Sheet P0.0,
Cover Sheet; Sheet P1.0 Aerial Photo/Site Analysis Plan; Sheet P1.1 Existing Conditions
Plan; and Sheet P1.3 Slope Analysis Plan. Together, these plan sheets include all
applicable information listed in CDC Section 55.110.
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55.120 SITE PLAN
The site plan shall be at the same scale as the site analysis (CDC 55.110) and shall show:
A. The applicant’s entire property and the surrounding property to a distance sufficient to deternine the
relationship between the applicant’s property and proposed development and adjacent property and
development.
Boundary lines and dimensions for the perimeter of the property and the dimensions for all proposed lot
or parcel lines.
Streams and stream corridors.
Identification information, inciuding the name and address of the owner, developer, project designer, lineal
scale and north arrow.
The location, dimensions, and names of all existing and proposed streets, public pathways, easements on
adjacent properties and on the site, and all associated rights-of-way.
The location, dimensions and setback distances of all:
1. Existing and proposed structures, improvements, and utility facilities on site; and
2. Existing structures and driveways on adjoining properties.
G.  The location and dimensions of:
The entrances and exits to the site;
The parking and circulation areas;
Areas for waste disposal, recycling, loading, and delivery;
Pedestrian and bicycle routes, including designated routes, through parking lots and to adjacent
rights-of-way;
5. Oun-site outdoor recreation spaces and common areas;
6. Al utilities, including stormmwater detention and treatment; and
7. Sign locations.
H. The location of areas to be landscaped.

&

BEERvEe

T

NN~

Response: The attached plan set (and enclosed large scale plan set) includes Sheet P2.0,
Preliminary Site Plan; Sheet P2.1 Preliminary Dimensioned Site Plan; Sheet P4.0 Preliminary
Composite Utility Plan; Sheet 1.0 Preliminary Landscape Plan; and Sheet A1.0
Architectural Site Plan. Together, these plan sheets include all applicable information listed
in CDC Section 55.120.

55.125 TRANSPORTATION ANALYSIS

Certain development proposals required that a Traffic Impact Analysis (T1LA) 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).
(Ord. 1584, 2008)

Response: A Transportation Impact Analysis report has been prepared for the proposed
multi-use development by the transportation engineering firm Mackenzie. That report is
included in Appendix E. The report addresses the potential impacts of the proposed
development upon the nearby road and pedestrian system. This report has been developed
under the guidance and standards of Section 85.170(B)(2).(need to cite 85.170(B)(2) and

address here).
55.130 GRADING PLAN
The grading and drainage plan shall be at a scale sufficient to evaluate all aspects of the proposal and shall
include the following:
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A. The location and extent to which grading will take place indicating general contour lines, slope ratios,
slope stabilization proposals, and location and height of retaining walls, if proposed.

B. A registered civil engineer shall prepare a plan and statement that shall be supported by factual data that
clearly shows that there will be no adverse impacts from increased intensity of runoff off site, or the plan
and statement shall identify all off-site impacts and measures to mitigate those impacts. The plan and
statement shall, at a minimum, determine the off-site impacts from a 10-year storm.

C. Storm detention and treatment plans may be required.

D. Identification, information, including the name and address of the owner, developer, project designer, and
the project engineer.

Response: A Preliminary Grading Plan is included in the plan set as Sheet P3.0. The plans
were developed under the direction of Brad Swearingen, PE, and Gary Alfson, PE. A
preliminary storm drainage report has been prepared to analyze the anticipated impacts of
storm drainage from the proposed development. That report is included as Appendix C to
this application narrative.

55.140 ARCHITECTURAL DRAWINGS

This section does not apply to single-family residential subdivisions or partitions, or up to two duplexes or
single-family attached dwellings.

Architectural drawings shall be submitted showing:

A. Building elevations and sections tied to curb elevation;

B.  Building materials: color and type; and

C.  The name of the architect or designer.

Response: Architectural Plans including proposed building elevations, and accessory
building plans are included as part of the plan set. The plans were developed under the
direction of Architect Ron Dean, AIA. A materials and colors board has been submitted.

55.150 LANDSCAPE PLAN
This section does not apply to detached single-family residential subdivisions or partitions, or up to two
dnplexes or single-family attached dwellings.
A. The landscape plan shall be prepared and shall show the following:
1. Preliminary underground irrigation system, if proposed;
2. The location and height of fences and other buffering of screening materials, if proposedy
3. The location of terraces, decks, patios, shelters, and play areas, if proposedy
4. The location, size, and species of the existing and proposed plant materials, if proposed; and
5. Building and pavement outlines.
B. The landscape plan shall be accompanied by:
1. The erosion controls that will be used, if necessary;
2. Planting list; and
3. Supplemental information as required by the Planning Director or City Arborist.

Response: A Preliminary Landscaping Plan is included in the plan set as Sheet 1.1.0; Sheet
L1.1 Typical Planting Plans; and Sheet L.1.2 Planting Notes and Details. The plans were
developed under the direction of David Haines, RLA
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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 sethack.
2. A more efficient use of the site.
3. The preservation of natural features that have been incorporated into the overall design of the project.
4. No adverse effect to adjoining properties in terms of light, air circulation, noise levels, privacy, and
fire hazard.
5. Safe vehicular and pedestrian access to the site and safe on-site vebicular and pedestrian circulation.
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;
2. The application is for a use designed for a specific purpose which is intended to be permanent in
nature (for example, a nursing home) and which has a low demand for off-street parking; or
3. There is an opportunity for sharing parking and there is written evidence that the property owners
are willing to enter into a legal agreement; or
4. Public transportation is available to the site reducing the standards and will not adversely affect
adjoining uses, and there is a community interest in the preservation of particular natural feature(s)
of the site which matke it in the public interest to grant an exception to parking standards.
C. The Planning Director may grant an exception to the sign dimensional requirements in the applicable
gone when the following criteria are met:
1. The minor exception is not greater than 10 percent of the required applicable dimensional standard
Sor signs;
2. The exception is necessary for adequate identification of the use on the property; and
3. The sign will be compatible with the overall site plan, the structural improvements, and with the
structures and uses on adjoining properties.
D. The Planning Director may grant an exception to the landscaping requirements in the applicable one
based on findings that the following criteria will be met:
1. A minor exception that is not greater than 10 percent of the required landscaped area.
2. A more efficient use of the site.
3. The preservation of natural features that have been incorporated into the overall design of the project.
4. No adverse effect to adjoining property.

Response: No exceptions to the standards of Chapter 55 or other related chapters are
requested.

55.180 MAINTENANCE
All on-site improvements shall be the ongoing responsibility of the property owner or occupant.

Response: The applicants are aware that it will be the responsibility of the property owners
to be responsible for ongoing maintenance of the project in compliance with the approved
plans for the site and in compliance with the applicable standards of the West Linn
Municipal Code.

55.190 SHARED OPEN SPACE

Where the open space is designated on the plan as common open space, the following shall apply:
A. The open space area shall be shown on the final plan and recorded with the Planning Director.
B. The open space shall be conveyed in accordance with one of the following methods:
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1. By dedication to the City as publicly owned and maintained as open space. Open space proposed for
dedication to the City must be acceptable to it with regard to the size, shape, location, improvement,
and budgetary and maintenance limitations.

2. By leasing or conveying title (including beneficial ownership) to a corporation, home association, or
other legal entity with the City retaining the development rights to the property. The terms of such
lease or other instrument of conveyance must include provisions suitable to the City Attorney for
guaranteeing the following:

The continned use of such land for intended purposes.

Continuity of property maintenance.

When appropriate, the availability of funds required for such maintenance.

Adequate insurance protection.

e.  Recovery for loss sustained by casnalty and condemnation, or otherwise.
3. By any method that achieves the objectives set forth in subsection (B)(2) of this section.

BN

Response: No open space is currently proposed to be dedicated to the public as open space
or park area, or to be turned over to an owners association. The open space areas may
remain in the same ownership as the proposed mixed-use development or may be dedicated
to the City at a future time. Therefore, this section is not applicable.

COMPLIANCE WITH CHAPTER 34 - ACCESSORY STRUCTURES,
ACCESSORY DWELLING UNITS, AND ACCESSORY USES

34.020 ACCESSORY USES

Accessory uses are permitted uses which are customary and incidental to principal uses permitted in the one
and shall be permitted outright, or by prescribed conditions as identified below, and may be either attached or
separated from the principal dwelling. Accessory uses on designated historic resources are subject to additional
regutations in CDC 25.060(B).

A. A greenbouse may be a maintained accessory to a dwelling provided the activity does not exceed that
which requires a license under Chapter 571 of the Oregon Revised Statutes, Nurseries.

B. A television disk or satellite dish larger than three feet in diameter, and any other non-commercial
antennas over three feet in height (minor utility), may be a maintained accessory to a dwelling provided it is
not located within the front yard or side yard abutting a street, it is mounted on the ground, is screened from
view, as practical, with landscaping, and otherwise meets the requirements of CDC 34.060. The satellite dish
shall not exceed a maximum height of 18 feet.

Where it can be demonstrated that these restrictions impose unreasonable limitations to the extent that the
antennal satellite dish’s reception or transmitting capability is significantly reduced, then roof-mounted
(provided it is powder-coated with mesh or perforated construction) or alternate locations for the

antenna satellite dish may be allowed.

Response: The clubhouse and pool are uses which are incidental and subordinate to the
principal uses of the project for various commercial uses and for multi-family residential use.
However, because of their size (in excess of 1.500 square feet) these accessory uses and their
structures are required to meet the minimum OBC district minimum or maximum setback
standards and other development standards that apply to the principal uses, and are not
subject to the reduced setback standards which apply to smaller accessory structures.
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34.030 ACCESSORY DWELLING UNITS (ADUs)

A. An accessory dwelling unit (ADU) may be allowed in conjunction with an existing primary single-
Samily dwelling . ..:

Response: No accessory dwelling units are proposed.

34.040 SETBACK PROVISIONS FOR NOISE-PRODUCING ACCESSORY
STRUCTURES AND USES

Noise-producing accessory uses and structures such as heat pumps, swimming pool motors or punmps shall
meet the setback requirements of the gone.

Response: The pool will be setback more than 50 feet from any property lines, therefore
exceeding the applicable setback standards of the OBC zoning district. No other noise-
producing accessory structures or accessory uses are proposed.

34.050 BOAT HOUSES AND DOCKS
Only side yard setback requirements apply to boat houses and docks.

Response: No boat docks or boat houses are proposed.

34.060 SETBACK PROVISIONS FOR ACCESSORY STRUCTURES (NON -
DWELLING)

A. Accessory structures shall comply with all requirements for the principal use except as provided in
CDC 34.040 and where specifically modified by this code as follows.
B. A side yard or rear yard requirement may be reduced to three feet for an accessory structure except for a
side or rear yard abutting a street, with the exception of alleys platted and dedicated prior to September 30,
1984, as defined in this code; provided, that:

1. The structure is erected more than 60 feet from the front lot line;

2. The structure does not exceed one story or 15 feet in height;

3. The structure does not exceed an area of 500 square feet; and

4. The structure does not violate any existing utility easements.

Response: Accessory structures are defined in CDC Section 0.2030, Specific Words and
Terms, as “a subordinate structure with a maximum area of 1,500 square feet...located on a
lot or parcel with a principal use, the use of which is clearly incidental to and associated with
the principal use.” The only accessory structures with areas of 1,500 square feet or less
proposed are the eight separate garage buildings (maximum size of 1,000 square foot) and
the two 580 square foot trash enclosures. Therefore, the accessory structure setback
provisions of this chapter are applicable to these garages and trash enclosure structures.
Because the proposed garage buildings of three or less garages are all less than 15-feet in
height as shown on Sheet A3.0B (maximum height of 14-feet 4.75-inches); are located more
than 60-feet or more from the project’s Tannler Drive front lot line; do not exceed 500
square feet in size; and do not violate any utility easements, it is requested that these
structures be allowed to have minimum 3-foot rear yard setback along the western or rear lot
line. The trash enclosures and the larger garages are larger than 500 square feet in size.
Therefore, these accessory structures are located at least 7.5-feet from the southern and
northern side lot lines, consistent with the ODC zone’s minimum side yard setback standard
of Section 21.070.A.4.a.
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C.  Attached accessory structures. When an accessory structure is attached to the main structure (wall to
wall or by any permanent attachment), including via a covered walkway, such accessory structure shall be
considered as part of the main structure.

Response: No attached accessory structures are proposed.

VIl.  COMPLIANCE WITH CHAPTER 42 CLEAR VISION AREAS
42.020 CLEAR VISION AREAS REQUIRED, USES PROHIBITED

A. A clear vision area shall be maintained on the corners of all property adjacent to an intersection as
provided by CDC 42.040 and 42.050.

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

Response: See the response to Section 42.040 below.

42.030 EXCEPTIONS

The following described area in Willamette shall be exempt from the provisions of this chapter. The units of
land zoned General Commercial which abut Willamette Falls Drive, located between 10th and 16th Streets.
Beginning at the intersection of Willamette Falls Drive and 11th Street on 7th Avenne to 16th Street; on
161h Street to 9th Avenue; on 9th Avenne to 14th Street to the Tualatin River; following the Tualatin
River and Willamette River to 12th Street; on 12th Street to 4th Avenue; on 4th Avenue to 11th Street; on
11th Street to Willamette Falls Drive. This described area does not include the northerly side of Willamette
Falls Drive.

Response: The subject site is not within the area in Willamette described above. Therefore,
this exception is not applicable.

42.040 COMPUTATION; STREET AND ACCESSWAY 24 FEET OR MORE IN
WIDTH

The clear vision area for all street intersections and street and accessway intersections (accessways having 24
feet or more in width) shall be that triangular area formed by the right-of-way or property lines along such lots
and a straight line joining the right-of-way or property line at points which are 30 feet distant from the
intersection of the right-of-way line and measured along such lines. . ..

Response: The Preliminary Grading Plan illustrates the required vision clearance areas
adjacent to the intersection of the proposed driveway to Tannler Drive. No visual
obstructions such as landscaping, signs, for fences over 3 feet in height will be located within
the required clear vision area at this intersection, consistent with the standards of CDC
Sections 42.020 and 42.040.

42.050 COMPUTATION; ACCESSWAY LESS THAN 24 FEET IN WIDTH

Response: The proposed development project will not have any intersections of
accessways of less than 24-feet in width with any public or private streets. Therefore, this
section is not applicable.
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VIll. COMPLIANCE WITH CHAPTER 44 —-FENCES

44.020 SIGHT-OBSCURING FENCE; SETBACKAND HEIGHT
LIMITATIONS

A. A sight- or non-sight-obscuring fence may be located on the property line or in a yard setback area
subject to the following:
1. The fence is located within:

a. A required front yard area, and it does not exceed three feet, except pillars and driveway
entry features subject to the requirements of Chapter 42 CDC, Clear Vision Areas, and
approval by the Planning Director;

b. A required side yard which abuts a street and it is within that portion of the side yard
which is also part of the front yard sethack area and it does not exceed three feet;

. A required side yard which abuts a street and it is within that portion of the side yard which
25 not also a portion of the front yard setback area and it does not exceed six feet provided
the provisions of Chapter 42 CDC are met;

d. A required rear yard which abuts a street and it does not exceed six feet; or

e. A required side yard area which does not abut a street or a rear yard and it does not exceed
Six feet.

Response: No fences will be located within a required front yard, side yard, or a rear yard
which is adjacent to a street. Therefore, Subsections a. through d. are not applicable.
Vinyl coated, colored fences will be located within several required side and rear yard
areas on the up-side of retaining walls. All such fences will be less than 4-feet in height
and will therefore be consistent with subsection e. Fences are shown on the preliminary
Landscaping Plans.

B.  Fence or wall on a retaining wall. When a fence is built on a retaining wall or an artificial berm, the

Sfollowing standards shall apply:

1. When the retaining wall or artificial berm is 30 inches or less in height from finished grade, the
maxcimum fence or wall height on top of the retaining wall shall be six feet.

2. When the retaining wall or earth berm is greater than 30 inches in height, the combined height of
the retaining wall and fence or wall from finished grade shall not exceed eight and one-half feet.

3. Fences or walls located on top of retaining walls or earth berms in excess of 30 inches above
finished grade may exceed the total allowed combined height of eight and one-half feet; provided,

that the fence or wall is located a minimum of two feet from the retaining wall and the fence or
wall height shall not exceed six feet.

Response: Vinyl coated, colored fences will be located on the up-side of retaining walls.
All retaining walls will be greater than 30-inches in height. Fences on top of the walls will
be 42-inches tall, and in most cases the fence and retaining walls will exceed eight and
one-half feet in height. Such fences will be set back at least two-feet back from the top of
the retaining wall.

IX. COMPLIANCE WITH CHAPTER 46 - OFF-STREET PARKING,
LOADING, AND RESERVOIR AREAS

46.030 SUBMITTAL REQUIREMENTS
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For any application requiring design review approval, which includes parking areas, the applicant shall

submit, within the design review package, a plan drawn to scale showing all the elements necessary to indicate
that the requirements of Chapter 55 CDC are met and it shall include but not be limited to:

The location of curb cuts;

TmSO®EA

. The delineation of individual parking and loading spaces and their dimensions;
The identification of compact parking spaces;

The location of the circulation area necessary to serve spaces;
The access point(s) to streets, alleys, and properties to be served;

as well as any other landscape material incorporated into the overall plan,

Identification of disabled parking spaces;

TEIO

K. Location of bicycle racks.

Response: The proposed plan set includes plans which show all of the information

. Location of pedestrian walkways and crossings; and

The proposed grading and drainage plans and the slope (percentage) of parking lot;
. Specifications as to signs and bumper gnards;

The location and dimensions of all landscaping, including the type and size of plant material to be used,

requested above, but not all on one plan. Most of the information is shown on the site plan

and the landscaping plan.

46.090 MINIMUM PARKING SPACE REQUIREMENTS

3. Multi-family residences:
a. 500 square feet or less. 1 off-street space for

b. 1 bedroom apartment. 1.25 off-street spaces for each unit. Stacking one car bebind the other is
permitted only when the parking spaces are allocated to specific apartments.

¢. 2 bedroom apartments. 1.5 off-street spaces for each dwelling unit. Stacking one car bebind the other
is permitted only when the parking spaces are allocated to specific apartments.

each unit.

d. 3 (or more) bedroom  1.75 off-street spaces for each dwelling unit. Stacking one car behind the other

apartment. is permitted only when the parking spaces are allocated to specific apartments.

e. Visitor parking for 1 off-street space for every 3 apartment units evenly distributed throughout the
multi-family residences. complex. These spaces shall be clearly identified and signed as visitor spaces
only. This number may be reduced by 1 space for every 18 feet of project

abutting public street frontage where on-street parking is allowed.

Response: Required parking for the 180 proposed multi-family units is as follows:

On-Site Parking Spaces Required for Residential Units

Parking Spaces Required per MFR | Number of Units Auto Parking
Unit Proposed Spaces Required
1.25 spaces/1-bedroom unit 61 76.25, or 77
1.5 spaces/2-bedroom unit 97 145.5 or 146
1.75 spaces/3-bedroom unit 22 38.5 or 39
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Subtotal 180 units 262

1 visitor parking space per every 3 units 180 x 0.33 60
Total MFR Units/
Parking Spaces Required 180 units 322 spaces

Required parking for the 1,963 square feet of gross leasable area for various commercial uses
is as follows. The assumption is made that the application should assume the highest parking
space ratio of reasonably assumable commercial uses to occupy the commercial spaces, or
one parking space per 200 square feet of gross leasable area — which is the standard which
would apply if all of the commercial spaces were to be occupied by some sort of small take-
out restaurant or coffee shop or some sort of service or repair use.

On-Site Parking Spaces Required for Commercial Uses

Parking Spaces Required Parking
per Representative Spaces
Commercial Use Type Required

Small take out restaurant,

coffee shop

1 space per 200 sq. ft. GFA

General retail store

1 space per 240 sq. ft. GFA

Service and repair shops

1 space per 200 sq. ft. GFA

Professional offices

1 space per 250 sq. ft. GFA

Medical/dental/day surgery

1 space per 250 sq. ft. GFA

Unlisted uses —

TBD by City according to
Section 46.100.A

Total GLA of Commercial
Space = 1,963 sq. ft.

At 1 space per 200 sq. ft. 10 spaces
GFA

Combined, the proposed commercial and multi-family uses proposed within the Tannler
Drive Mixed- Use project is required to provide 332 parking spaces.

The proposed mixed-use development will be provided with a total of 322 on-site parking
spaces as described below:

On-Site Parking Spaces Provided

Type of Parking Space Onsite Parking Spaces Provided
Surface parking — larger than standard-
sized spaces 106
Surface visitor spaces 42
Single stall garage spaces 28
Covered — larger than standard-sized
spaces 146
Total On-site Parking Spaces
Provided 322 On-site Parking Spaces
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In addition, an estimated 20 on-street parking spaces will be provided on the west side of
Tannler Drive adjacent to tax lots 100 and 102. A ten parking space reduction in the
number of required visitor parking spaces is requested based upon this on-street parking
adjacent to the site as allowed by CDC Section 46.090A.e. Together, the proposed on-site
and on-street parking will satisty the required 332 parking space parking requirement for the
proposed uses within the mixed-use project.

46.120 DRIVEWAYS REQUIRED ON SITE

Any school or other meeting place which is designed to accommodate more than 25 people at one time shall
provide a 15-foot-wide driveway designed for continuous forward flow of passenger vebicles for the purpose of
loading and unloading passengers. Depending on functional requirements, the width may be increased with
Planning Director approval.

Response: The proposed mixed-use development will not include any schools or other
meeting places designed to accommodate more than 25 people at one time. Therefore, this
standard is not applicable to the current request.

46.130 OFF-STREET LOADING SPACES

Buildings or structures to be built or substantially altered, which receive and distribute material or
merchandise by truck, shall provide and maintain off-street loading and manenvering space. The dimensional
standard for loading spaces is a minimum of 14 feet wide by 20 feet long or proportionate to accommodate the
size of delivery trucks that typically serve the proposed use as follows:

Gross Floor Atea
At Which First At Which Second
Berth Is Berth Is

Land Use Required Required
Industrial:

Manufacturing 5,000 sq. ft. 40,000 sq. ft.

Warehouse 5,000 40,000

Storage 10,000 100,000
Commercial:

Wholesale 10,000 40,000

Retail 10,000 20,000

Service establishments 10,000 40,000

Comm. recreational (incl. bowling — alley) 10,000 100,000

Restanrants 5,000 25,000

Laundry 10,000 25,000

Office building 10,000 100,000

Hotel 10,000 100,000
Institutional:

Schools 10,000 100,000

Tannler Drive Mixed-Use Project — Design Review Application 47

otak

L:\Project\17100\17122\Reports\Tannler_LU_Narrative_07-13-15 updé'?cd 08-04-15.docx .
56115 P Meeting

118



Hospitals 10,000 100,000
Other care facilities 10,000 100,000

Public buildings:

Terminals 5,000 40,000
Auditorinms 10,000 100,000
Arenas 10,000 100,000
Funeral homes 10,000 100,000

Response: The proposed mixed-use development will not include any of the uses listed
above in this table, except for the possibility of certain commercial uses — but not at the sizes
which would trigger the need for a loading space. Therefore, the loading space standards of
CDC Section 46.130 are not applicable to the current request.

46.140 EXEMPTIONS TO PARKING REQUIREMENTS

To facilitate the design requirements of Chapter 58 CDC, properties in the Willamette Falls Drive
Commercial District/ Overlay Zone, located between 10th and 16th Streets, shall be exempt from the
requirements for off-street parking as identified in this chapter. Any off-street parking spaces provided shall
be designed and installed per the dimensional standards of this code

Response: The proposed mixed-use development will not be located within the Willamette
Falls Drive Commercial District. Therefore, this standard is not applicable.

46.150 DESIGN AND STANDARDS
The following standards apply to the design and improvement of areas used for vehicle parking, storage,
loading, and circulation:

A. Design standards.
1. “One standard parking space” means a minimum for a parking stall of eight feet in width and 16

Jeet in length. These stalls shall be identified as “compact.” To accommodate larger cars, 50 percent
of the required parking spaces shall have a minimum dimension of nine feet in width and 18 feet in
length (nine feet by 18 feet). When multi-family parking stalls back onto a main driveway, the stalls
shall be nine feet by 20 feet. Parking for development in water resource areas may have 100 percent
compact spaces.

Response: 322 larger spaces of at least 9-feet by 18-feet will be provided — including all
of the disabled accessible parking spaces except for disabled accessible spaces. No 8-foot
by 16-foot spaces are proposed.

Parking spaces on the main driveway through the site are at least 9-feet by 20-feet,
including disabled accessible spaces.

There is no parking related to the project which is also parking which is related to water
resource areas. Therefore, this part of this standard is not applicable.

2. Disabled parking and manenvering spaces shall be consistent with current federal dimensional
standards and subsection B of this section and placed nearest to accessible building entryways and
ramps.
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Tannler Drive

Response: Sixteen parking spaces will be provided as disabled accessible spaces,
including six covered parking spaces. Disabled accessible spaces will be located, sized,
and signed consistent with federal standards. Ten disabled accessible spaces are provided
as surface parking spaces which are located close to commercial space entrances, close to
the clubhouse entrance, and conveniently located for access to the multi-family units. Six
covered parking units are sized so that they can function as covered disabled accessible
parking spaces.

Subsections 3 through 14 of the parking area improvement standards will be satisfied by
the detailed final plans for the project.

15, The maxinum driveway grade for single-family housing shall be 15 percent. The 15 percent shall
be measured along the centerline of the driveway only. Grades elsewhere along the driveway shall
not apply. Variations require approval of a Class 11 variance by the Planning Commission
pursuant to Chapter 75 CDC. Regardless, the last 18 feet in front of the garage must maintain a
maximum grade of 12 percent as measured along the centerline of the driveway only. Grades
elsewhere along the driveway shall not apply

Response: Some portions of the primary driveway through the site will have grades of
15 percent between landings for the driveways off to the side. Grades in front of garage
doors are all less than 5 percent.

16.  Visitor or guest parking must be identified by painted “GUEST” or “I'ISITOR.”

Response: Forty-seven designated visitor parking spaces will be provided on the site.
These spaces are marked on the Architectural Site Plan, Sheet, A1.0. These designated
guest parking spaces will be identified either by painting on the surface of the parking
space or by signs. This detail will be determined and implemented prior to the request
for occupancy permits.

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

Response: All parking areas are designed so as to have no more than a 5 percent grade
within the areas where parking spaces are to be provided. The site has been designed so
that stormwater drainage in the parking area will not cross adjacent sidewalks or
walkways.

18. Commercial, office, industrial, and public parking lots may not occupy more than 50 percent of the
main lot frontage of a development site. The remaining frontage shall comprise buildings or
landscaping. 1f over 50 percent of the lineal frontage comprises parking lot, the landscape strip
between the right-of-way and parking lot shall be increased to 15 feet wide and shall include
terrain variations (e.g., one-foot-high berm) plus landscaping. The defensible space of the parking
lot should not be compromised.

Response: Less than 10 percent of the mixed-use project site’s Tannler Drive frontage
internal to the site will be occupied by the entrance driveway or parking spaces. All
parking areas are located behind or next to the adjacent buildings. The site’s frontage will
be occupied by landscaping and the ramped sidewalk adjacent to buildings 7 and 8.
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Tannler Drive

19.

20.

Areas of the parking lot improved with asphalt or concrete surfaces shall be designed into areas of
12 or less spaces through the use of defined landscaped area. Groups of 12 or less spaces are defined
as:
a.  Twelve spaces in a row, provided there are no abutting parking spaces, as in the case when the
Spaces are abutting the perimeter of the lot; or
b. Twelye spaces in a group with six spaces abutting together; or
Two groups of 12 spaces abutting each other, but separated by a 15-foot-wide landscape area
including a six-foot-wide walkway.

Response: The parking areas within the proposed Tannler Drive mixed-use
development have been designed to provide no more than seven parking spaces in a
row without being broken up by a landscape island, thereby complying with
subsection a. of this standard. There are no groups of parking spaces where fronts
and rears of cars abut each other or any parking courts, as described in subsections b.
and c. These last two subsections are therefore not applicable.

d.  Parking areas improved with a permeable parking surface may be designed using the
configurations shown in subsections (A)(19)(a), (b) and (c) of this section except that groups of
up to 18 spaces are allowed.

Response: The proposed parking areas will not include permeable pavement.
Therefore, this subsection is not applicable.

e.  The requirements of this chapter relating to total parking lot landscaping, landscaping buffers,
perimeter landscaping, and landscaping the parking lot islands and interior may be waived or
reduced pursuant to CDC 32.110(F) in a WRA application without a variance being
required.

Response: No exceptions to the parking lot landscaping standards of this chapter or
related Code sections are being requested.

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

Response: The proposed site plan provides for a convenient and safe layout of
sidewalks through the site. Parking spaces will be available within 100 feet of any use on
the site — either in covered garages or in surface parking spaces. All parking areas will be
served by internal site sidewalks. A continuous pedestrian walkway link to the clubhouse
and to the public sidewalk along Tannler Drive adjacent to the site and to the nearby
public sidewalk and transit stop on Blankenship Road will be provided.
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All internal sidewalks will be at least 6-feet in width, constructed of concrete, and will be
grade separated from parking spaces and the drive aisles within the site. Drive aisles and
parking areas will be constructed of asphalt, and thus will contrast with the concrete
sidewalks.

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

Response: The proposed drive aisle through the approximate center of the site with
short dead-end driveways to access parking areas and uses. The parking area plan should
be easily comprehended with a minimum of potential hazards and congestion. No long
dead end driveways are proposed. The proposed driveway system through the site was
vetted with a representative of the Tualatin Valley Fire and Rescue District prior to
application submittal.

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

Response: The proposed site plan provides for a convenient layout of sidewalks
through the site. Parking spaces will be available within 100 feet of any use on the site —
either in covered garages or in surface parking spaces.

23. Permeable parking spaces shall be designed and built to City standards.

Response: No permeable pavement is proposed to be used for parking spaces. This
subsection is not applicable.

B.  Accessible parking standards for persons with disabilities. If any parking is provided for the public or
visitors, or both, the needs of the people with disabilities shall be based npon the following standards or
current applicable federal standards, whichever are more stringent:

1. Minimum number of accessible parking space requirements (see following table):

Response: The table in the CDC says that a minimum of eight disabled accessible
parking spaces must be provided for a development with a total number of parking
spaces of between 300 and 400 parking spaces, as is proposed. The plans for the Tannler
Drive mixed-use project provide 17 disabled accessible spaces, thereby satisfying this
standard.

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

3. Accessible parking space and aisle shall meet ADA vertical and horizontal slope standards.

4. Where any differences exist between this section and current federal standards, those standards shall
prevail over this code section.

5. One in every eight accessible spaces, but not less than one, shall be served by an access aisle 96
inches wide.
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6. Van-accessible parking spaces shall have an additional sign marked “Van Accessible” mounted
below the accessible parking sign. A van-accessible parking space reserved for wheelchair users shall
have a sign that includes the words “Wheelchair Use Only.” 1 an-accessible parking shall have an
adjacent eight-foot-wide aisle. All other accessible stalls shall have a six-foot-wide aisle. Two vehicles
may share the same aisle if it is between them. The vertical clearance of the van space shall be 96
inches.

Response: Disabled accessible parking spaces are distributed around the site so that at
least one disabled accessible space is provided close to each commercial space and close
to primary building entrances. Several covered parking spaces are provided which are
sized to meet the requirements for accessible spaces. Four accessible spaces will be
served by a 96-inch wide aisle. All disabled accessible spaces will be designed compliant
with federal standards for signage, gradient, cross slopes, and dimensions.

C.  Landscaping in parking areas. Reference Chapter 54 CDC, Landscaping.

Response: See the responses to the applicable standards of Chapter 54 below.

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

plan.

Response: No adopted plans require provision of facilities for pedestrian or bicycle
ways. Therefore, this standard is not applicable.

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

Response: Covered, lockable bicycle parking for 174 bicycles will be provided within
the 174 garages at an assumed one bicycle parking space per garage. Additional covered
bicycle parking opportunities will be available with the multi-family residential units,
within the commercial spaces, and in storage lockers on the ground levels of each of the
mixed-use buildings. In addition, 20 uncovered bicycle parking spaces will be available
in racks located in various spots around the site. These racks will also provide lockable
bike parking opportunities.

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

Hhk
Multi-family Residential |1 space per nnit 50%
Financial Institutions 2, or 0.33 spaces per 1,000 gross sq. ft. 25%
Office 2, or 0.5 spaces per 1,000 gross sq. ft., whichever is greater 10%
Retail Sales 0.33 spaces per 1,000 gross sq. 1. 50%

Response: 194 bicycle parking spaces will be provided in garages or bike racks, thereby
providing for the 180 bicycle spaces required for the proposed 180 multi-family units
and an additional 14 bicycle spaces required for the commercial spaces (at a ratio of 2
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bicycle parking spaces for each of the commercial spaces — none of which exceeds 300
square feet in gross leasable area).

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

Response: No transportation demand management program is proposed. No reduction in
required parking spaces is proposed. This section is therefore not applicable.

X.  COMPLIANCE WITH THE APPLICABLE STANDARDS OF CHAPTER 48
ACCESS, EGRESS AND CIRCULATION

48.020 APPLICABILITY AND GENERAL PROVISIONS
A. The provisions of this chapter do not apply where the provisions of the Transportation Systens Plan or
land division chapter are applicable and set forth differing standards.

Response: There are no known conflicts between this chapter and the Transportation
System Plan. The proposed development does not include a land division request.
Therefore, the land division chapter is not applicable to the current request.

B. Al lots shall have access from a public street or from a platted private street approved under the land
division chapter.

Response: Tax lot 102, the site of the proposed mixed-use development, is located on
Tannler Drive. The proposed mixed-use development’s driveway system will take access
from that public street.

C.  No building or other permit shall be issued until scaled plans are presented to the City and approved by
the City as provided by this chapter, and show how the access, egress, and circulation requirements are to
be fulfilled. Access to State or County roads may require review, approval, and permits from the
appropriate authority.

Response: This application and the enclosed plan set provide scaled plans show how the
access, egress, and circulation requirements are to be fulfilled for the proposed mixed-use
development. No direct access to State or County roads is proposed. The Oregon
Department of Transportation will be provided with a copy of the project’s transportation
impact study and will have an opportunity to review the anticipated effects of traffic related
to the proposed development upon operations of the nearby 1-205/10™ Street interchange.

D. Should the owner or occupant of a lot, parcel or building enlarge or change the use to which the lot, parcel
or building is put, resulting in increasing any of the requirements of this chapter, it shall be unlawful and
a violation of this code to begin or maintain such altered use until the provisions of this chapter have been
met, and, if required, until the appropriate approval authority under Chapter 99 CDC has approved the
change.

Response: This application and the attached traffic impact study provide details regarding
the proposed use of the site and its compliance with the standards of this chapter.
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E. Ouwners of two or more uses, structures, lots, parcels, or units of land may agree to utilize jointly the same
access and egress when the combined access and egress of both uses, structures, or parcels of land satisfies
the requirements as designated in this code; provided, that satisfactory legal evidence is presented to the
City Attorney in the form of deeds, easements, leases, or contracts to establish joint use. Copies of said
instrument shall be placed on permanent file with the City Recorder.

Response: The proposed mixed-use development proposes to utilize driveway and private
sidewalk connections with the Willamette 205 office project to the west in order to access
Blankenship Road. A reciprocal access easement agreement between the owner of the
Willamette 205 project and the prospective putrchasers/developers of the mixed-use project
site has been agreed upon. The applicant will provide the City of West Linn with a copy of
the access easement agreement when it is executed.

F. Property owners shall not be compelled to access their homes via platted stems of flag lots if other
driveways and easements are available and approved by the City Engineer.

Response: The site of the proposed development project is not a flag lot. Therefore, this
section is not applicable.

48.025 ACCESS CONTROL

A. Purpose. The following access control standards apply to public, industrial, commercial and residential
developments including land divisions. Access shall be managed to maintain an adequate level of service
and to maintain the functional classification of roadways as required by the West Linn Transportation
System Plan. Major roadways, including arterials and collectors, serve as the primary system for moving
people and goods within and through the City. Access management is a primary concern on these roads.
Local streets and alleys provide access to individual properties. If vebicular access and circulation are not
properly designed, these roadways will be unable to accommodate the needs of development and serve their
transportation function. The regulations in this section further the orderly layont and use of land, protect
community character, and conserve natural resources by promoting well-designed road and access systems
and discouraging the unplanned subdivision of land.

B. Access control standards.

1. Lraffic impact analysis requirements. The City or other agency with access jurisdiction may require
a traffic study prepared by a qualified professional to determine access, circulation and other
transportation requirements. (See also CDC 55.125, Traffic Impact Analysis.)

2. The City or other agency with access permit jurisdiction may require the closing or consolidation of
existing curb cuts or other vebicle access points, recording of reciprocal access easements (i.e., for
shared driveways), development of a frontage street, installation of traffic control devices, and/ or
other mitigation as a condition of granting an access permit, to ensure the safe and efficient operation
of the street and highway system. Access to and from off-street parking areas shall not permit
backing onto a public street.

3. Acess options. When vehicle access is required for development (i.e., for off-street parking, delivery,
service, drive-through facilities, etc.), access shall be provided by one of the following methods (planned
access shall be consistent with adopted public works standards and TSP). These methods are
“options” to the developer/ subdivider.

a)  Option 1. Access is from an existing or proposed alley or mid-block lane. If a property has
access to an alley or lane, direct access to a public street is not permitted.

b)  Option 2. Access is from a private street or driveway connected to an adjoining property that
has direct access to a public street (i.e., “shared driveway”). A public access easement covering
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the driveway shall be recorded in this case to assure access to the closest public street for all users
of the private street/ drive.

¢)  Option 3. Access is from a public street adjacent to the development lot or parcel. If practicable,
the owner/ developer may be required to close or consolidate an existing access point as a
condition of approving a new access. Street accesses shall comply with the access spacing
standards in subsection (B)(6) of this section.

Response: A transportation study prepared by Mackenzie is attached as Appendix E.
The study addresses access, circulation and other transportation requirements related to
the proposed project. Access to the proposed development will be from Tannler Drive -
a public street, as well as to Blankenship Road via an easement over the driveways and
sidewalks within the Willamette 205 office project to the west.

4. Subdivisions fronting onto an arterial street. New residential land divisions fronting onto an arterial
street shall be required to provide alleys or secondary (local or collector) streets for access to individual
lots. When alleys or secondary streets cannot be constructed due to topographic or other physical
constraints, access may be provided by consolidating driveways for clusters of two or more lots (e.g.,
includes flag lots and mid-block lanes).

Response: The proposed development plan does not involve a land division. Therefore,
this standard is not applicable.

5. Double-frontage lots. When a lot or parcel has frontage onto two or more streets, access shall be
provided first from the street with the lowest classification. For example, access shall be provided
from a local street before a collector or arterial street. When a lot or parcel has frontage opposite that

of the adjacent lots or parcels, access shall be provided from the street with the lowest classification.

Response: The proposed development site is not a double-frontage lot. Therefore, this
standard is not applicable.

6.  Access spacing.
a.  The access spacing standards found in Chapter 8 of the adopted Transportation System Plan
(ISP) shall be applicable to all newly established public street intersections and non-traversable
medians.

Response: The proposed development plan does not involve creation of a newly
established public street intersection or a non-transversable median. Therefore, this
standard is not applicable.

b.  Private drives and other access ways are subject to the requirements of CDC 48.060.
Response: See the response to Section 48.060.

7. Number of access points. For single-family (detached and attached), two-family, and duplex: housing
hipes, one street access point is permitted per lot or parcel, when alley access cannot otherwise be
provided; exccept that two access points may be permitted corner lots (i.e., no more than one access per
street), subject to the access spacing standards in subsection (B)(6) of this section. The number of
street access points for multiple family, commercial, industrial, and public/ institutional developments
shall be minimized to protect the function, safety and operation of the street(s) and sidewalk(s) for
all users. Shared access may be required, in conformance with subsection (B)(8) of this section, in
order to maintain the required access spacing, and minimige the number of access points.
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Response: Only a single access driveway to Tannler Drive is proposed.

8. Shared driveways. The number of driveway and private street intersections with public streets shall
be minimized by the use of shared driveways with adjoining lots where feasible. The City shall
require shared driveways as a condition of land division or site design review, as applicable, for traffic
safety and access management purposes in accordance with the following standards:

a.  Shared driveways and frontage streets may be required to consolidate access onto a collector or
arterial street. When shared driveways or frontage streets are required, they shall be stubbed to
adjacent developable parcels to indicate future extension. “Stub” means that a driveway or street
temporarily ends at the property line, but may be extended in the future as the adjacent lot or
parcel develops. “Developable” means that a lot or parcel is either vacant or it is likely to receive
additional development (i.e., due to infill or redevelopment potential).

b Access easements (i.e., for the benefit of affected properties) shall be recorded for all shared
driveways, including pathways, at the time of final plat approval or as a condition of site
development approval.

¢. Exception. Shared driveways are not required when existing development patterns or physical
constraints (e.g., topography, lot or parcel configuration, and similar conditions) prevent
exctending the street/ driveway in the future.

Response: As noted above, the proposed mixed-use development proposes to utilize
driveway and private sidewalk connections with the Willamette 205 office project to the
west in order to access Blankenship Road. A reciprocal access easement agreement
between the owner of the Willamette 205 project and the prospective purchasers/
developers of the mixed-use project site has been agreed upon. The applicant will
provide the City of West Linn with a copy of the access easement agreement when it is
executed.

C.  Street connectivity and formation of blocks required. In order to promote efficient vebicular and
pedestrian circulation thronghont the City, land divisions and large site developments shall produce
complete blocks bounded by a connecting network of public and/ or private streets, in accordance with the

Sfollowing standards:

1. Block length and perimeter. The maxinum block length shall not exceed 800 feet or 1,800 feet
along an arterial.

2. Street standards. Public and private streets shall also conform to Chapter 92 CDC, Required
Improvements, and to any other applicable sections of the West Linn Community Development
Code and approved TSP.

3. Exveption. Exceptions to the above standards may be granted when blocks are divided by one or
more pathway(s), in conformance with the provisions of CDC 85.200(C), Pedestrian and Bicycle
Trails, or cases where extreme topographic (e.g., slope, creek, wetlands, etc.) conditions or compelling
functional limitations preclude implementation, not just inconveniences or design challenges.

Response: The proposed development plan does not involve a land division, but it does
involve a relatively large development site. However, the steep topography of the site, the
existence of fully developed office and residential uses to the west without any roads stubbed
to the site, and the City of West Linn’s desire to limit road connections to Tannler Drive
provide the necessary justification for an exception to the block creation standards.
Therefore, this standard is not applicable.
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48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES

A. Direct individual access from single-family dwellings and duplex: lots to an arterial street, as designated
in the transportation element of the Comprebensive Plan, is probibited for lots or parcels created after the
effective date of this code . ...

B. When any portion of any house is less than 150 feet from the adjacent right-of-way, access to the home is
as follows. ..

C. When any portion of one or more homes is more than 150 feet from the adjacent right-of-way, the
provisions of subsection B of this section shall apply in addition to the following provisions. ...

D.  Access to five or more single-family homes shall be by a street built to full construction code standards.
Al streets shall be public. This full street provision may only be waived by variance.

Response: The proposed development project does not include any single-family dwellings
or duplexes. Therefore, the standards of subsections A. through D are not applicable to this
review.

E.  Access and)/ or service drives for multi-family dwellings shall be fully improved with hard surface
pavement:

1. With a minimum of 24-foot width when accommodating two-way traffic; or

2. With a minimum of 15-foot width when accommodating one-way traffic. Horigontal clearance shall
be two and one-half feet wide on either side of the driveway.

3. Minimum vertical clearance of 13 feet, six: inches.

4. Appropriate turnaround facilities per Fire Chief’s standards for emergency vebicles when the drive is
over 150 feet long. Fire Department turnaround areas shall not exceed seven percent grade unless
waived by the Fire Chief.

5. The grade shall not exceed 10 percent on average, with a maxinum of 15 percent.

6. A minipum centerline turning radins of 45 feet for the curve.

Response: Internal driveways through the project site are designed with a minimum width
of 24-feet; appropriate vertical clearance, and centerline turning radii. Grades average less
than 10 percent, with some portions of the primary driveway between side driveways
meeting the maximum 15 percent grade standard. Adequate turnaround areas are provided
for cars and small trucks on the side driveways. Side driveways have been kept short so that
emergency vehicles and trash collections will not need to use them, or can use them as one
leg of a conforming hammerhead-style turnaround. Access plans for the project have been
vetted with the Tualatin Valley Fire and Rescue District.

F. Where on-site manenvering and/ or access drives are necessary to accommodate required parking, in no
case shall said maneuvering and) or access drives be less than that required in Chapters 46 and 48
CDC.

Response: The proposed development plan’s driveways have been designed consistent with
the applicable standards of Chapters 46 and 48.

G.  The number of driveways or curb cuts shall be minimized on arterials or collectors. Consolidation or
Joint use of existing driveways shall be required when feasible.

Response: The proposed development plan utilizes a single driveway to Tannler Drive — a
collector street, as well as a shared access with the Willamette 205 project through an existing
driveway to Blankenship Road.
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H.  In order to facilitate through traffic and improve neighborhood connections, it may be necessary to
construct a public street through a multi-family site.

Response: A public street through the site appears to not be needed because properties to
the west are already developed; the property immediately to the south has frontage on both
Tannler Drive and Blankenship Road; the property to the north is to be reserved as
permanent open space; and the site is bounded by a public street — Tannler Drive- on the
east.

L. Gated accessways to residential development other than a single-family home are prohibited.

Response: No gated accessways are proposed.

48.040 MINIMUM VEHICLE REQUIREMENTS FOR NON-RESIDENTIAL

USES

Access, egress, and circulation system for all non-residential uses shall not be less than the following:

A. Service drives for non-residential uses shall be fully improved with hard surface pavement:

1. With a minimum of 24-foot width when accommodating two-way traffic; or

2. With a minimum of 15-foot width when accommodating one-way traffic. Horigontal clearance shall
be two and one-half feet wide on either side of the driveway.

3. Meet the requirements of CDC 48.030(E)(3) through (6).

4. Pickup window driveways may be 12 feet wide unless the Fire Chief determines additional width is
required.

B. Al non-residential uses shall be served by one or more service drives as determined necessary to provide
convenient and safe access to the property and designed according to CDC 48.030(A). In no case shall
the design of the service drive or drives require or facilitate the backward movement or other manenvering
of a vebicle within a street, other than an alley.

C. Al on-site manenvering and/ or access drives shall be maintained pursuant to CDC 46.130.

D.  Gated accessways to non-residential uses are prohibited unless required for public safety or security.

Response: The proposed mixed-use development will include both residential and non-
residential uses. Therefore, these standards are applicable. However, since the standards are
largely the same as the standards for residential uses in CDC Section 48.030, please refer to
the responses to that section above. The proposed mixed-use development will not include
any pickup windows. Therefore, subsection A.4 is not applicable.

48.050 ONE-WAY VEHICULAR ACCESS POINTS

Where a proposed parking facility plan indicates only one-way traffic flow on the site, it shall be
accommodated by a specific driveway serving the facility, and the entrance drive shall be situated closest to
oncoming traffic, and the exit drive shall be situated farthest from oncoming traffic.

Response: The proposed development plan does not include nay one-way access points or
driveways. Therefore, this standard is not applicable.

48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS SEPARATION

REQUIREMENTS

A. Minimum curb cut width shall be 16 feet.

B. Maxcimum curb cut width shall be 36 feet, except along Highway 43 in which case the maximum curb
cut shall be 40 feet. For emergency service providers, including fire stations, the maximum shall be 50

Jeet.
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Response: The proposed development project will have a 26-foot wide curb cut along
Tannler Drive, and thus is consistent with the standards of subsections A. and B.

C. No curb cuts shall be allowed any closer to an intersecting street right-of-way line than the following:
On an arterial when intersected by another arterial, 150 feet.
On an arterial when intersected by a collector, 100 feet.
On an arterial when intersected by a local street, 100 feet.
On a collector when intersecting an arterial street, 100 feet.
On a collector when intersected by another collector or local street, 35 feet.
On a local street when intersecting any other street, 35 feet.
D. T/yere 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:
1. On an arterial street, 150 feet.
2. On a collector street, 75 feet.
3. Between any two curb cuts on the same lot or parcel on a local street, 30 feet.

SR W~

Response: The proposed development project will have a 26-foot wide curb cut along
Tannler Drive separated from Tannler Drive’s intersections with Blankenship Road and
Greene Street by over 300 feet, and thus is consistent with the standards of subsections C.
and D.

E. A rolled curb may be installed in lien of curb cuts and access separation requirements.

Response: No rolled curbs are proposed.

F. Curb cuts shall be kept to the mininum, particularly on Highway 43. Consolidation of driveways is
preferred. The standard on Highway 43 is one curb cut per business if consolidation of driveways is not
possible.

G.  Adequate line of sight pursuant to engineering standards should be afforded at each driveway or
accessway.

Response: A single curb cut for a driveway to Tannler Drive is proposed, thereby
minimizing the number of curb cuts. The driveway location has been selected to provide the
optimum sight distance along the site’s Tannler Drive frontage.

48.070 PLANNING DIRECTOR'S AUTHORITY TO RESTRICT ACCESS
APPEAL PROVISIONS

A. In order to provide for increased traffic movement on congested streets and eliminate turning movement
problems, the Planning Director and the City Engineer, or his designee, may restrict the location of
driveways on said street and require the location of driveways on adjacent streets upon the finding that the
proposed access wonld:

1. Provide inadequate access for emergency vebicles; or
2. Cause or increase hagardous conditions to exist which wonld constitute a clear and present danger to
the public health safety and general welfare.

B. A decision by the Planning Director may be appealed to the Planning Commission as provided by
CDC 99.240.B.

Response: This section is not applicable at this time.

48.080 BICYCLE AND PEDESTRIAN CIRCULATION
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A. Within all multi-family developments (except two-family/ duplex: dwellings), each residential dwelling
shall be connected to vebicular parking stalls, common open space, and recreation facilities by a pedestrian
pathway system having a minimum width of six feet and constructed of an all-weather material. The
pathway material shall be of a different color or composition from the driveway. (Bicycle routes adjacent to
the travel lanes do not have to be of different color or composition.)

Response: The proposed development plan provides for an interconnected network of
minimum 6-foot wide private pedestrian sidewalks within the site, the public sidewalk along
Tannler Drive, internal access driveways and parking stalls, and to the sidewalks and
driveways of the Willamette 205 project to the west. The sidewalks will be made out of
concrete, whereas the parking areas and driveways will be asphalt.

B.  Bicycle and pedestrian ways within a subdivision shall be constructed according to the provisions in
CDC 85.200(A)3).

Response: The proposed development application is not a subdivision. Therefore, this
standard is not applicable.

C.  Bicycle and pedestrian ways at commercial or industrial sites shall be provided according to the
provisions of Chapter 55 CDC, Design Review.

Response: Please see the responses to the applicable pedestrian and bicycle access standard
of Chapter 55 Design Review above.

Xl.  COMPLIANCE WITH CHAPTER 52 SIGNS

No details on signage for the proposed mixed-use project are currently available. It is recognized
that sign permits will need to be obtained from the City of West Linn prior to the installation of
any signs visible from the adjacent public right-of-way. Approval of sign permits is to be done
consistent with the standards of Chapter 52.

In general, one project identification sign will be provided for the mixed-use project along
Tannler Drive. Section 52.300 allows two freestanding signs for multi-family developments and
one freestanding sign for commercial projects. Therefore, it is concluded that one freestanding
sign will be able to be permitted for the combined uses of the project. No details are available on
what the size, height, materials, or location of the freestanding sign will be.

Section 52.109.B allows parking lot signs up to three square feet in size and a maximum height
of five feet above grade and directed to the interior of a parking lot are permitted without
permits. It is reasonable to assume that the future tenants of the commercial spaces within the
multi-use project will desire to have parking area signs. Such signs will need to be provided
consistent with the size and height standards of Section 52.109.B.

Xll.  COMPLIANCE WITH CHAPTER 54 LANDSCAPING

54.020 APPROVAL CRITERIA

A. Every development proposal requires inventorying existing site conditions which include trees and
landscaping. In designing the new project, every reasonable attempt should be made to preserve and protect
excisting trees and to incorporate them into the new landscape plan. Similarly, significant landscaping
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(e.g., bushes, shrubs) should be integrated. The rationale is that saving a 30-foot-tall mature tree helps

maintain the continuity of the site, they are qualitatively superior to two or three two-inch caliper street

trees, they provide immediate micro-climate benefits (e.g., shade), they soften views of the street, and they
can increase the attractiveness, marketability, and value of the development.

Response: In order to preserve and protect existing trees on the site as part of the
development plan, the applicants have decided to set aside tax lot 100 —which contains the
most significant trees on the site — as a reserved open space area, and to concentrate
development activities within the lower portion of the site within the area of the
reconfigured tax lot 100.

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

Response: No exception to the parking space requirements based upon preservation of
existing rees has been requested.

C. Developers must also comply with the municipal code chapter on tree protection.

Response: Tree protection measures to be followed are included in the Arborist’s Report in
Appendix D.

D. Heritage trees. Heritage trees are trees which, becanse of their age, type, notability, or historical
association, are of special importance. Heritage trees are trees designated by the City Council following
review of a nomination. A heritage tree may not be removed without a public hearing at least 30 days
prior to the proposed date of removal. Development proposals involving land with heritage tree(s) shall be
required to protect and save the tree(s). Further discussion of heritage trees is found in the municipal code.

Response: There are no designated Heritage trees on the subject site.

E. Landscaping — By type, location and amount.

1. Residential uses (non-single-family). A mininmum of 25 percent of the gross area including parking,
loading and service areas shall be landscaped, and may include the open space and recreation area
requirements under CDC 55.100. Parking lot landscaping may be counted in the percentage.

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

Response: 26 percent of the proposed mixed-use project site (tax lot 102 only) will be
landscaped. This does not include the preserved open space area on tax lot 100.

3. Al uses (residential uses (non-single-family) and non-residential uses):

a.  The landscaping shall be located in defined landscaped areas which are uniformly distributed
throughont the parking or loading area. There shall be one shade tree planted for every eight parking
spaces. These trees shall be evenly distributed throughout the parking lot to provide shade. Parking
lots with over 20 spaces shall have a minimum 10 percent of the interior of the parking lot devoted
to landscaping. Pedestrian walkways in the landscaped areas are not to be counted in the percentage.
The perimeter landscaping, explained in subsection (E)(3)(d) of this section, shall not be included in
the 10 percent figure. Parking lots with 10 to 20 spaces shall have a minimum five percent of the
interior of the parking lot devoted to landscaping. The perimeter landscaping, as explained above,
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shall not be included in the five percent. Parking lots with fewer than 10 spaces shall have the
standard perimeter landscaping and at least two shade trees. Non-residential parking areas paved
with a permeable parking sutface may reduce the required minimum interior landscaping by one-
third for the area with the permeable parking surface only.

Response: Proposed landscape areas will include well defined areas bordered by curbs,
sidewalks and buildings. Landscaped areas will be well distributed throughout the
proposed development site. Parking area trees are provided in islands within the parking
area so that no more than eight surface parking spaces are provided without being
separated by a parking tree island.

b. The landscaped areas shall not have a width of less than five feet.
Response: No landscape areas with widths of less than five feet are proposed.

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

Response: Soils will be amended prior to planting if found to be necessary. Planting
details are included on Sheet L1.2.

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

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

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

3)  Vegetative ground cover such as grass, wildflowers, or other landscape material to cover 100
percent of the exposed ground within two growing seasons. No bark mulch shall be allowed
except under the canopy of low level shrubs.

Response: Proposed parking areas along the site’s Tannler Drive frontage are set
back at least 20 feet from the right-of-way line. These areas will include landscaping
including trees and shrubs, retaining walls, and a ramped sidewalk connection from
the Tannler Drive public sidewalk to the private sidewalks located between buildings
7 and 8. Street trees will be provided in the Tannler Drive right-of-way. Parking areas
adjacent to other properties exist on the other three sides of the site. Landscaping
will be provided between the parking area and the site boundaries on all three sides.

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

Response: The project site’s Tannler Drive frontage will not be comprised of parking
area. Therefore, this section is not applicable.

[ A parking, loading, or service area which abuts a property line shall be separated from the property
line by a landscaped area at least five feet in width and which shall act as a screen and noise buffer,
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and the adequacy of the screen and buffer shall be determined by the criteria set forth in CDC
55.100(C) and (D), except where shared parking is approved under CDC 46.050.

Response: See the response to subsection d. above.

54.030 PLANTING STRIPS FOR MODIFIED AND NEW STREETS

All proposed changes in width in a public street right-of-way or any proposed street improvement shall, where
feasible, include allowances for planting strips. Plans and specifications for planting such areas shall be
integrated into the general plan of street improvements. This chapter requires any multi-family, commercial, or
public facility which canses change in public right-of-way or street improvement to comply with the street tree
planting plan and standards.

Response: The proposed development will not create any new streets. The slight increase in
the width of Tannler Drive right-of-way will allow for a 13-foot wide travel lane, 9-foot wide
parking lane, 6-inch curb, 8-foot wide curb tight sidewalk, and 6-inches clear space behind
sidewalk. No planting strip is proposed with this cross section to minimize the impact to
existing adjacent slopes. Street trees will be provided in tree grates along the widened
sidewalk, consistent with CDC Section 54.030. Additional right-of-way width may be
dedicated at locations were LIDA facilities are required for stormwater management along
Tannler Drive for new impervious area from the curb tight sidewalks. In these areas, 6-foot
wide LIDA facilities will be located between the curb and sidewalk, creating a length of
“planter strip” area.

54.040 INSTALLATION

A. Al landscaping shall be installed according to accepted planting procedures.

B. The soil and plant materials shall be of good quality.

C.  Landscaping shall be installed in accordance with the provisions of this cod.

D.  Certificates of occupancy shall not be issued unless the landscaping requirements have been met or other
arrangements have been made and approved by the City such as the posting of a bond.

Response: Sheet 1.1.2 includes Planting Details. All landscaping will be installed consistent
with the standards above as detailed in the plans and notes included on Sheet I.1.2.

Xlll. PROPERTY LINE ADJUSTMENT APPROVAL APPLICATION

A Property Line Adjustment approval is requested for the three involved lots. The common
property line between tax lot 200 and tax lot 102 will be moved to the south to result in tax lot
200 being reduced to approximately 1.17-acres in size. The property line between tax lot 102 and
tax lot 100 will be relocated to the north. This will result in tax lot 100 being decreased in size to
approximately 3.18-acres in size. As a result of the adjustment of these two property boundaries,
tax lot 102 will be increased to approximately 7.01-acres in size.

CDC Section 85.210 provides approval standards for a request to adjust property lines. Those
standards are listed below in italics, with a response addressing that standard or standards:

A. The Director shall approve or deny a request for a property line adjustment based on the criteria stated

below:
1. An additional lot or parcel shall not be created by the line adjustment.
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The existing property shall not be reduced in size by the adjustments below the minimum lot or
parcel size established by the approved zoning for that district.

Reducing the lot or parcel size shall not violate the site development regulations for that district. For
exanmple, the property line adjustment shall not result in an overall loss of density below 70 percent
except as allowed by CDC 85.200(])(7).

The property line adjustment is as defined by ORS Chapter 92.

The lot line adjustment will not affect existing easements or existing utilities unless an easement
vacation is obtained, replacement easements are dedicated or any required ntility relocations are paid
Jor by the applicant.

Any appeal must be filed in accordance with CDC 99.240.

B.  The provisions of CDC 85.070 shall also apply to lot line adjustments.

Response to Section 85.210.A.(1) through (5): The proposed property line adjustments
of the boundaries of tax lot 102 with the adjacent tax lot 100 to the south and tax lot 200 to
the north is consistent with these standards as follows:

1.

The proposed adjustment will not result in the creation of any additional properties.
The proposal will include three different properties. Only three parcels will exist
after the survey effectuating the adjustments is recorded.

There is no minimum lot size in the OBC zoning district applied to all three parcels.
Tax lots 100 and 200 will both be reduced in size as a result of the proposed
property line adjustments. Both the adjusted tax lot 100 (approximately. 3.18-acres)
and tax lot 200 (1.17-acres) will therefore be larger than any applicable parcel size
standard. All three adjusted parcels will continue to exceed the minimum front lot
line standard of 35 feet of the OBC zone and the minimum average lot width
standard of 35 feet (Section 21.070 A.(1) and (2)) as illustrated on Sheet P1.2, the
Property Line Adjustment Plan All three parcels will have in excess of 200 feet of
lot frontage on Tannler Drive and will have similar average lot widths.

All three parcels are currently undeveloped. Therefore, the proposed property line
adjustments will not lead to any of the three affected properties being inconsistent
with any development standards such as minimum building setbacks, minimum
landscaping requirements, or maximum lot coverage standards.

ORS Chapter 92, subsection 92.010(12) defines a property line adjustment as: “a
relocation or elimination of all or a portion of the common property line between abutting properties
that does not create an additional lot or parcel.” As noted above, the proposed property
line adjustment application would result in the relocation of two property lines for
tax lot 102 with two adjacent properties. The proposed adjustments would affect
three original parcels, and result in three parcels. No additional lots or parcels would
be created.

There are no existing easements along the property boundaries to be relocated.
There also are no public or private utility lines on any of the affected parcels.
Therefore, no existing easements or utilities would be affected by the proposed
property line adjustments.

Response to Section 85.210.B: Section 85.070 provides the following applicable
application processing requirement:

85.070 ADMINISTRATION AND APPROVAL PROCESS
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A. The application shall be filed by the record owner(s) of the property or by an anthorized agent who has
a letter of anthorization from the property owners of record. The burden of proof will be upon the applicant to
demonstrate the validity of the ownership, if challenged.

Response: The property owners have signed the application form consenting to the
submittal of this request.

XIV. CONCLUSION

The request for a Class II Design review approval to develop a mixed-use commercial and
residential project with seven commercial spaces and 180 multiple family dwelling units and
a Property Line Adjustment are consistent with the applicable approval standards of the
CDC Design Review approval standards as explained above, along with the subject specific
reports which follow. ConAm Properties, LLC, therefore, respectfully requests approval of
this application with reasonable and appropriate conditions of approval.
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City of West Linn
PRE-APPLICATION CONFERENCE MEETING
SUMMARY NOTES
June 18, 2015

SUBJECT: Development of a mixed use commercial/multi-family project on approximately
10.1 acres on the west side of Tannler Drive.

FILE: PA-15-23

ATTENDEES: Applicant/Consultants: Rob Morgan, Peter Miller, Michael Robinson, Brent
Ahrend, Jaymie Johnson, Gary Alfron, Mandy Flett, Avi Tayar, Joshua Brooking,
Janet Jones
Staff: Peter Spir, Associate Planner, Khoi Le, Development Engineer
ODOT: Pam Johnson, Doug Baumgartner; TVFR: Ty Darby
Public attendees: Charles Mathews, Roberta Schwarz, Henry Achcar, Susanne
Achcar

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: 2444, 2422 and 2410 Tannler Drive

Site Area: 10.1 acres

Neighborhood: Willamette (Savanna Oaks/within 500 feet)
Comp. Plan: Commercial

Zoning: OBC (Office Business Center)

Proposal: The applicant proposes to build seven multi-story blocks of mixed development comprising
commercial on the first floor and multi-family residential above. Per CDC Chapter 21.050(2) the
proposed uses are permitted under prescribed conditions:

2. Multiple-family units, as a mixed use in conjunction with commercial development, only above the
first floor of the structure.

Class Il Design Review is required per CDC Chapter 55.020(B). Compliance with the criteria of Chapter
55, other chapters referenced in Chapter 55 and the underlying OBC zone (CDC Chapter 21) is required.

Engineering Comments: contact Khoi Le at Kle@westlinnoregon.gov

Building Department comments: for SDC’s contact Jim Clark at jclark@westlinnoregon.gov

Tualatin Valley Fire and Rescue contact: Ty Darby at ty.darby@tvfr.com
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Process

For the Class Il Design Review, address the submittal requirements and responses to the criteria of 55
and associated/referenced chapters and Chapter 21 standards. 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.

A neighborhood meeting is required per 99.038. Follow the procedures explicitly. Please contact the
Willamette Neighborhood Association president at WillametteNA@westlinnoregon.gov and the
Savanna Oaks president at SavannaOaksNA@westlinnoregon.gov.

The deposit fee for both Design Reviews is $4,000 plus 4% of the construction value to a maximum
amount of $20,000. The CDC is online at http://westlinnoregon.gov/cdc.

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 declared complete, staff will schedule the Planning Commission hearing date and
post notice. Following the Planning Commission hearing and decision there is a 14-day window to
appeal the Planning Commission’s decision to City Council. If no appeal has been received by the close
of the appeal period, the Planning Commission’s decision becomes final and the applicant may move
forward with the development of their proposal.

Pre-application notes are void after 18 months. After 18 months with no application approved or in
process, a new pre-application conference is required.

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

DISCLAIMER: This summary discussion covers issues identified to date. It does not imply that these are the only issues. The
burden of 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 valid. Any changes to the CDC standards may require a different design or submittal.
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AFFIDAVIT OF MAILING OF NOTICE OF NEIGHBORHOOD CONTACT LETTERS
REQUIRED BY WEST LINN COMMUNITY DEVELOPMENT CODE 99.038(C)

STATE OF OREGON )
) ss.
County of Multnomah )

I, Michael C. Robinson, being duly sworn, state that on the 15th day of June, 2015, I caused to
have mailed to each of the persons on the attached list, labeled as “Exhibit A”, a notice of two
(2) neighborhood association meetings to discuss a proposed development at the northwest
corner of Blankenship Road and Tannler Drive. Copies of the notices so mailed are attached

hercto as “Exhibit B”.

I further state that said mailed 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.

Dated this 15th day of June, 2015

Sagnature o

Subscribed and sworn to, or affirmed, before me this /. ,f day of | fg’,{, ¥ £ , 2015,
OFFICIAL SEAL ey 7
JOSAUNDRA A HANSEN Cpger s (7 ‘/M’ LEEL
] géggmg ;ggll_\;g-(;neeorq Niotary Public for the State of f"}“v £ e
. A467038
MY COMMISSION EXPIRES MARGH 27, 2016 County of __/7ic [ /riomg ”* >
My commission expires: 5 " 7 100 e
1

LEGAL1264%1040.2
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Willamette Neighborhood Association

Beth Smolens
£852 Fourth Avenue
West Linn, OR 97068

Elizabeth Rocchia
057 Willamette Falls Drive
West Linn, OR 97068

Julia Simpson
1671 Killarney Drive
West Linn, OR 97068

Michael Selvaggio

1671 Kitlarney Drive
West Linn, OR 97068

Savanna Qaks Neighborhood Association

Ed Schwarz
2206 Tannler Drive
West Linn, OR 97068

Ken Pryor
2119 Greene Street
West Linn, OR 97068

Patrick McGuire

1841 Barnes Circle
West Linn, OR. 97068

LEGALIZ26493471.1

8/26/15 PC Meeting

Exhibit A

140




Michaei C. Rohinson
MRobhinsou@perkinscoie.com
B, {503) 7272264

F {503} 346-2064

June 15,2015

BY CERTIFIED MAIL; BY CERTIFIED MAIL;

RETURN RECEIPT REQUESTED RETURN RECEIPT REQUESTED
Mr. Ed Schwarz, President Mr. Ken Pryor, Vice President

Savanna Qalks Neighborhood Association Savanna Qaks Neighborhood Association
2206 Tannler Drive 2119 Greene Street

West Linn, OR 97068 West Linn, QR 97068

Re:  Meeting to Discuss a Class I Design Review Application for about 10.1 Acres of the
Site Located at the Northwest Corner of Tannler Drive and Blankenship Road in
the OBC Zone

Dear Mr. Schwarz and Mr. Pryor:

I am writing to you in your respective capacitics as President and Vice President of the Savanna
0ak Neighborhood Association and as the designee under CDC 99.038 on behalf of my client,
ConAm Properties, LLC (“*ConAm™). ConAm plans to submit a Class II Design Review
application to the City of West Linn.

West Linn Community Development Code ("CDC") 99,038 requires that an applicant contact the
Savanna Oaks Neighborhood Association regarding a mixed-use project for this property. The
property contains approximatety 10.1 acres and is located at the northwest corner of Tannler
Drive and Blankenship Road. A map of the property is aitached. The property is located in the
Wiltamette Neighborhood Association area and is adjacent to the Savanna Qaks Neighborhood
area,

The property is designated “Commercial” on the West Linn Comprehensive Plan map and is
zoned Office Business Center (“"OBC”). The OBC zone allows multiple-family dwellings above
a building’s first floor, where a commereial use is focated on the first floor, as a use permitted
under specified conditions. CDC 21.050.2, The application will propose approximately 195
multi-family units above the first floor of sach huilding with a commercial use on each
building’s first floor.

ConAm invites the neighborhood association, its officers, its members, and any interested person
to attend the Savanna Qaks Neighborhood Association’s regularly scheduled monthly meeting
beginning at 7:00 pm on Tuesday, July 7, 2015 at the Willamette Fire Station locaied at 1860

LEGAL126322577.2
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Mr. Ed Schwarz, President
Mr. Ken Pryor, Vice President
June 15,2015

Page 2

Wiliamette Falls Drive in West Linn in order to discuss ConAm’s proposal in more detail.
Because ConAm’s discussion of its proposal will be at the Neighborhood Association’s regular
monthly meeting, the proposal may not be the only topic discussed at the meeting.

Any person interested in ConAm’s proposal should contact their neighborhood association
president or designee with any questions they may want ConAm to answer at the meeting.

Very truly yours, |

Michael C. Robinson

MCR:rsp
Enclosure

cc:  Mr. Rob Morgan (via email) (w/ encl.)
Mr. Chris Kerr (via email) (w/ encl.)
Mr. Patrick McGuire, Treasurer, Savanna Quks Nclghborhood Association (via certified
mail; return receipt requested) (w/ encl.)
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Mr. Ed Schwarz, President
Mr. Ken Pryor, Vice President
June 15, 2015

Page 3

bee:  Mr. Mike Peebles (via enail) (w/ encl.)

LECGAL126322571.2
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Michael C. Robinson
MRobinyon@perkinscoie.com
o {503) 7272264
F(503)346-2264

June 15,2015

BY CERTIFIED MAIL;
RETURN RECEIPT REQUESTED

Mr. Michael Selvaggio, Presidont
Willamette Neighborhood Association
167t Killarney Drive

West Linn, OR. 97068

Re:  Meeting to Discuss a Class 11 Design Review Application for about 10.1 Acres of the
Site Located at the Northwest Corner of Tannler Drive and Blankenship Road in
the OBC Zone

Dear Mr. Selvaggio:

[ am writing to you in your capacity as President of the Willamette Neighborhaod Association on
behalf of my client, ConAm Properties, LLC (“ConAm™}), ConAm plans to submit a Class I
Design Review application to the City of West Linn.

West Linn Community Development Code ("CDC") 99.038 requires that an applicant contact the
Willamette Neighborhood Association regarding a mixed-use project for this property, The
praperty contains approximately 10.1 acres and is located at the northwest corner of Tannfer
Drive and Blankenship Road. A map of the property is attached, The property is located in the
Wiltamette Neighborhood Association arca and is adjacent to the Savanna Oaks Neighborhood
area.

The property is designated “Commercial” on the West Linn Comprehensive Plan map and is
zoned Office Business Center (“OBC”). The OBC zone allows multiple-family dwellings above
a building’s first floor, where a commercial use is located on the first floor, as a use permitted
under specified conditions. CDC 21.050.2. The application will propose approximately 195
muktiple-family units above the first {loor of each building with a commercial use on each
building’s first floor.

ConAm invites the neighborhood association, its officers, iis members, and any interested person
to attend the Willamette Neighborhood Association’s regularly scheduled monthty meeting
beginning at 7:06 pm on Wednesday, July 8, 2015 at Pacific West Bank, 2040 8th Avenue,
West Linn, Oregon in order to discuss ConAm’s proposal in more detail. Because ConAnmt’s

LEGAL126172185.2
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Mr. Michael Sefvaggio, President
June 15, 2013
Page 2

discussion of its proposal will be at the Neighborhood Association’s regular monthly meeting,
the proposal may net be the only topic discussed at the meeting,

Aay person interested in ConAm’s proposal should contact their neighborhood association
president or designee witls any questions they may want ConAm to answer at the meeting,

Very truly yours,

Michael C. Robinson

MCR:rsp
Enclosure

cc:  Mr. Rob Morgan (via email} (w/ encl.)
Mr, Chris Kerr {via email) (w/ encl.)
Mas. Elizabeth Rocchia, Designee for the Willamette Nelghborhood Association and
Willamette Neighborhood Association Treasurer (via certified mail; return receipt
requested) (w/ encl.)
Ms. Julia Thompson, Willamette Neighborhood Association Vice-President (via certified
mail; return receipt requested) (w/ encl.)
Ms, Beth Smolens, Willamette Neighborheod Association Secretary (via certified mail;
return receipt requested) (w/ encl.)
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Mr, Michael Selvaggio, President
June 15,2015
Page 3

bee:  Mr. Mike Peebles (via email) (w/ encl.)
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3 ' i 1120 NW Couch Street @ +1 5037272000
P E:@KEN%COIE {00th Floar & 15037279777
Portiand, OR 97209-4178 parkinscoizoom
Michae! C. Robinson
MRaobinsongiperkinscoiv,com
b (303) 7272264
R (503) 3462264
May 20, 2015
BY CERTIFIED MAIL; BY CERTIFIED MAIL;
RETURN RECEIPT REQUESTED - RETURN RECEIPT REQUESTED
Mr. Fd Schwarz, President Mr. Ken Pryor, Vice President
Savanna Oaks Neighborhood Association ~ Savanna Oaks Neighborhood Association
2206 Tannler Drive . 2119 Greene Street
West Linn, OR 97068 West Linn, OR 97068

Re:  Neighborhood Association Contact Request to Discuss a Class {1 Design Review
Application for a Multiple Family Development in Conjunetion with Commercial
Development on the Approximately 10.1 Acre Property Located at the Northwest
Corner of Tannler Drive and Blankenship Road

Dear Mr. Schwarz and Mr. Pryor:

{ am writing to you in your respective capacities as the President of the Savanna Oaks
Neighborhood Association and as the association's designee for this request on behalf of my
client ConAm Properties, LLC (“ConAm”). ConAm plans to make an application to the City of
West Linn for a Class 11 Design Review application on the property described below.

West Linn Community Development Code ("CDC") 99.038.C. requires an applicant to request
an opportunity to make a neighborhood contact with the Savanna Oaks Neighborhood
Association within sixty (60) days of the date of mailing of this letter regarding the proposed
Class [l Design Review application for this property. [have attached two aerial photographs
showing the property. The property contains approximately 10.1 acres and is located at the
notthwest corner of Tannler Drive and Blankenship Road. The approximately 1.2 acre along
Blankenship Road is reserved for future development. The property is located in the Willamette
Neighborhood Association area and is adjacent to the Savanna Ouaks Neighborhood area.

The property is designated “Commercial” on the West Linn Comprehensive Plan map and is
soned Office Business Center {“OBC™) on the West Linn zoning map. The proposed Design
Review application wili provide for about 210 multiple-family dwelling units above the first
floor of the structures with commercial development located on the first floor of the structures, as
provided for in CDC 21.050.2,

25432-00 | §/LEGAL2E153529.3
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Mr. Ed Schwarz, President
Mr. Ken Pryor, Vice President
May 20, 2015

Page 2

ConAm would like to make its presentation regarding the application during your neighborhood
association’s regular monthly meeting on July 7, 2015, at 7:00 p.m. at the Willamette Fire
Station located at 1860 Willamette Falls Drive in West Linn. ‘This letter requests the
neighborhood contact be held at this meeting date, time and location. Please contact me at 503~
727-2264, or at mrobinson@perkinscoie.com, if you have any questions.

Very truly yours,
Michael C. Robinson

MCR:rsp
Enclosures

ce: Mr, Rob Morgan (via email) (w/ encls.)
Mr. Chris Kerr {(via email) (w/ encls.)

25432001 8/LEGAL28153529.3
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Michael C. Robingon
MRobinson@perkinscole.com
p. {503)727-2264
Fo(503) 3462264

May 20, 2015

BY CERTIFIED MAIL;
RETURN RECEIPT REQUESTED

Mr. Michael Selvaggio, President
Willamette Neighborhood Association
1671 Killarney Drive

West Linn, OR 97068

Re:  Neighborhood Association Contact Request to Discuss a Class 1I Design Review
Application for a Muliiple Family Development in Conjunction with Commercial
Development on the Approximately 10.1 Acre Property Located at the Northwest
Corner of Tannler Drive and Blankenship Road

Dear Mr. Selvaggio:

I am writing to you in your capacity as the President of the Willamette Neighborhood
Association on behalf of my client ConAm Properties, LLC (“ConAm™). The City informed me
that your association has not provided the name of an additional designee for this fetter. ConAm
plans to make an application to the City of West Linn for a Class IT Design Review application
on the property described below.

West Linn Community Development Code ("CDC"} 99.038.C. requires an applicant to request
an opportunity to make a neighborhood contact with the Willamette Neighborhood Association
within sixty (60) days of the date of mailing of this letter regarding the proposed Class I Design
Review application for this propetty. I'have attached two aerial photographs showing the
property. The property contains approximately 10.1 acres and is located at the northwest corner
~of Tannler Drive and Blankenship Road. The approximately 1.2 acre along Blankenship Road is

reserved for future development, The property is located in the Willamette Neighborhood
Association area and is adjacent to the Savanna Oaks Neighborhood area,

The property is designated “Commercial” on the West Linn Comprehensive Plan map and is
soned Office Business Center (“OBC™) on the West Linn zoning map. The proposed Design
Review application will provide for about 210 multiple-family dwelling units above the first
floor of the structures with commercial development located on the first floor of the structures, as
provided for in CDC 21.050.2.
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Mr. Michae] Selvaggio, President
May 20, 2015
Page 2

ConAm would like to make its presentation regarding the application during your neighborhoed
association’s regular monthly meeting on July 8, 2015, at 7:00 p.m. at the Pacific West Bank,
located at 2000 SW 8th Avenue in West Linn. This letter requests the neighborhood contact be
held at this mecting date, time and location. Please contact me at 503-727-2264, or at
mrobinson@perkinscoie.com, if you have any questions.

Very truly yours,

lad € Rl A—

Michael C. Robinson

MCR:rsp
Enclosures
cC! Mr, Rob Morgan (via email) {(w/ encls.)

Mr. Chris Kerr (via email} (w/ encls.)
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: i 1120 MW Couch Stre 9 +1503.727.2000
pERKINSCOIe 0t Floor puchsiree L7 ] ii 03771 2722

Portland, OR $7419-4128 perkinscaie.com

Michaal €. Robinsan
MRaobinsong@petkinscole, com
. (S03)727-2264

T (507) 346-2264

June 15, 2015

BY CERTIFIED MAIL; BY CERTIFIED MAIL;

RETURN RECEIPT REQUESTED RETURN RECEIPT REQUESTED
Mr. Ed Schwarz, President \ Mr, Ken Pryor, Vice President

Savanna Qaks Neighborhood Assaciation Savanna Oaks Neighborhood Association
2206 Tannler Drive 2119 Greene Street

West Linn, OR 97068 Wast Linn, OR 97068

Re:  Meeting to Disenss a Class IT Design Review Application for about 10.1 Acres of the
Site Located a¢ the Northwest Corner of Tannler Drive and Blankenship Road in
the OBC Zone

Dear Mr. Schwarz and My, Pryor:

[ am writing to you in your respective capacities as President and Vice President of the Savanna
Qak Neighborhood Assooiation and as the designee under CDC 99,038 on behalf of my client,
ConAm Propetties, LLC (“ConAm™). ConAm plans to submit a Class I Design Review
application to the City of West Linn,

West Linn Community Development Code ("CDC*) 99,038 requires that an applicant contact the
Savanna Oaks Neighbothood Association regarding a mixed-use project for this property. The
propexty contains approximately 10,1 acres and is located at the northwest eorner of Tannler
Drive and Bankenship Road. A map of the property is attached. The property is tocated in the
Wiltamette Neighborhood Association area and is adjacent to the Savanna Oaks Neighborhood
area.

The property is designated “Commerciai” on the West Lintt Comprehensive Plan map and is
zoned Office Business Center (“OBC”). The OBC zone allows multiple-family dwellings above
a building’s fitst floor, where a commercial use is located on the first floor, as a use permitted
under specified conditions. CDC 21.050.2, The application will propose approximatety 195
multi-famify units above the first floor of each building with a commercial use on each
building’s first floor,

ConAm invites the neighborhood association, its officers, its members, and any interested person
to attend the Savanna Oaks Neighborhood Association’s regularly scheduled monthly meeting
beginning at 7:00 pm on Tuesday, July 7, 2013 at the Willamette Fire Station located at 1860

LEGALI26322577.2
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Mr. Bd Schwarz, President
Mt. Ken Pryor; Vice President
Yune 15, 2015

Page 2

Willamette Falls Drive in West Linn in order to discuss ConAm’s proposal in more detail.
Because ConAm’s discussion of its proposal will be at the Neighborhood Association’s regular
monthly meeting, the proposal may not be the only topic discussed at the mecting.

Any person interested in ConAm’s proposal should contact their neighborhood association
president or designee with any questions they may want ConAm to answer at the meeting.

Very truly yours,
Michacf C. Robinson

MCR:tsp
Enclosure

et Mr. Rob Morgan (via email) (w/ encl.)
Mr, Chris Kerr {via email) (w/ encl.}
Mr. Patrick MeGuire, Treasurer, Savanna Oaks Neighborhood Assoclation (via certified
mail; retuen receipt requested) (w/ encl.)
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i 1120 NW Cauch St © 1 503727.2000
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Portland, OR 97209-4128 perkinscoie.com

Michnel C. Robinson
MRchinsan@perkinsooic.cont
o, (303) T27-2264

F. (503) 346-2204

June 15, 2015

BY CERTIFIED MAIL;
RETURN RECEIPT REQUESTED

Mr, Michael Selvagpio, President.
Willamette Neighborhood Association
1671 Killarney Drive

West Linn, OR 97068

Re:  Meeting to Discuss a Class II Design Review Application for about 10.1 Aeres of the
Site Located at the Northwest Corner of Tannler Drive and Blankenship Road in
the OBC Zone

Dear Mr, Selvaggio:

I am writing to you in your capacity as President of the Willamette Neighborhood Association on
behalf of my client, ConAm Properlics, LLC {“ConAm™). ConAm plans to submit a Class I
Design Review application to the City of West Linn.

West Linn Community Development Code (*CDC") 99.038 requires that an applicant contact the
Willamette Neighborhaod Association regarding a mixed-use project for this property. The
property contains approximately 10.1 acres and is located at the northwest corner of Tannler
Drive and Blankenship Road. A map of the propetty is attached, The propexty is located in the
Willamette Neighhorhood Association area and is adjacent to the Savanna Oaks Neighborhood
area.

The property is designated “Commercial” on the West Linn Comprehensive Plan map and is
zoned Office Business Cepter (“OBC™). The OBC zone allows muldtiple-family dwellings above
a building’s first floor, where a commercial use is located on the first fleor, as a use permitted
under specified conditions. CDC 21.050.2. The application will propose approximately 195
multiple-family units above the first floor of each building with a commercial use on each
building's first floor.

ConAm invites the neighborhood association, its officers, its. members, and any interested person
to attend the Willamette Neighborhood Association’s regularly scheduled monthly meeting
beginning at 7:00 pm on ‘Wednesday, July 8, 2015 at Pacific West Bank, 2040 8th Avenue,
West Linn, Oregon in order to discuss ConAm’s proposal in more detail. Because ConAm’s
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Mr. Michael Selvaggio, President
June 15, 2013
. Page2

discussion of its proposal will be at the Neighborhood Assaciation’s regular monthly meeting,
the proposal may not be the only topic discussed at the meeting,

Any person interested in ConAm’s proposal should contact their neighborhood association
president or designee with any questions they may want ConAm to answer at the meeting,

Very truly yours,

Mulizdd CLAN-
Michaet C. Robinson

MCR:rsp
Enclosure

ce:  Mr, Rob Morpgan (via email) (w/ encl)
Mr. Chris Kerr (via email) (w/ encl.)
Ms. Blizabeth Rocchia, Designee for the Willamette Neighborhood Asseciation and
Willamette Neighborhood Association Treasurer (via certified mail; return receipt
requested) (w/ encl.)
Ms. Jutia Thompson, Willamette Neighborhood Assoclanou Vice-President (via certified
mail; refurn receipt requested) (w/ encl.)
Ms. Beth Smolens, Willamette Neighborhood Association Secretary (via certified mail;
return receipt requested) {w/ encl.) ‘
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AFFIDAVIT OF POSTING OF ON-SITE NOTTICE OF NEIGHBORHOOD CONTACT
AS REQUIRED BY WEST LINN COMMUNITY DEVELOPMENT CODE 99.038(D)

STATE OF OREGON )

County of 6/ MW“;’?
6ﬁ/ﬁf‘/ Mﬂ/ , being duly sworn, state that on the / é’ day of _jz/%,

2015, I caused to have posted on the site the attached notices of two neighborhood association

meetings on July 7, 2015 and July 8, 2015, with the notices labeled as “Exhibit A”, and
“Exhibit B” and attached hereto, to discuss a proposed development at the northwest corner of

Blankenship Road and Tannler Drive.

Dated this /& day of :@w , 2015

Sire 4
y —
Subscribed and sworn to, or affirmed, before me this _} 2 day of O \)% , 2015.

%Z/w%n/

Notary Public for the State of Oregon

County of MNIUA NS undAH
My commission expires: \ /2.4 / ZOW&

NOTARY FUBLIC - OREGON
COMMISSION NO, 465282
Y COMMISSION EXF‘!HES JANUARY 28, 20161

G i e oS

e

-1-
LEGATL126491286.2
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AFFIDAVIT OF MAILING OF NOTICE OF NEIGHBORHOOD CONTACT LETTERS
REQUIRED BY WEST LINN COMMUNITY DEVELOPMENT CODE 99.038(C)

STATE OF M \1 MWM )
Q) : ) ss.
County of §£|l'} ‘ }k"’/lﬂ )

T; AM \{/ Aﬂﬁ}]{im‘/\ , being duly sworn, state that on tﬁe AL day of ] uwe

2015, I caused to have mailed to each of the persons on the attached list, labeled as “Exhibit A”,

a notice of two (2) neighborhood association meetings to discuss a proposed development at the
northwest corner of Blankenship Road and Tannler Drive. Copies of the notices so mailed are

attached hereto as “Exhibit B” and made a part thereof.

I further state that said mailed 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.

Dated this Ik)'H“ day of ]Mﬂ@ ,2015

AL mﬂgzﬂ)@ /-

Silfg@re

Subscribed and sworn to, or affirmed; before me this day of ,2015.
=
=
\ =
= Notary Public for the State of

= Coun}cy of
My comimission expires:

LEGALI126491040.3
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Attached to
Affidavit of Mailing of Notice of Neighborhood Contact Letters

A notary public of other officer completing this certificate verifies only the identity
of the individual who signed the document to which this certificate is attached,
and not the truthfulness, accuracy, or validity of that document.

State of California)
County of San Diego)

Subscribed and sworn to (or affirmed) before me on this 16t day of June, 2015

by Amy Angarola, proved to me on the basis of satisfactory evidence to be the
person who appeared before me.

{

YVONNE POSNER
Commission # 1988710

Notary Public - California
; San Diego County
My Comm. Expires Sep 18, 2016

»
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1 Line Owner Report

Rec# APN

1 21E35BC80000
2 21E35BC80001
3 21E35BC80002
4 21E35BC80003
5 21E35BC80004
6 21E35BC80005
7 21E35BC80006
8 21E35BC80007
9 21E35BC80008
10 21E35BC80009
11 21E35BC80010
12 21E35BC80011
13 21E35BC80012
14 21E35BC80013
15 21E35BC80014
16 21E35BC80015
17 21E35BC80016
18 21E35BC80017
19 21E35BC80018
20 21E35BC80019
21 21E35BC80020
22 21E35BC80021
23 21E35BC80022
24 21E35BC80023
25 21E35BC80024
26 21E35BC80025
27 21E35BC80026
28 21E35BC80027
29 21E35BC80028
30 21E35BC80029
31 21E35BC80030
32 21E35BC80031
33 21E35BC80032
34 21E35BC80033
35 21E35BC80034
36 21E35BC80035
37 21E35BC80036
38 21E35BC80037
39 21E35BC80038
40 21E35BC80039
41 21E35BC80040

Tuesday, June 02, 2015

First Owner Name

Madison Heights Lic
Mickey A Carter
Richard D Farra
Lawrence Froland
Leslie Pike

Stan Sweet

Linda J Dickson
Jeffery Kalman
Walter A Swanson
Jerrilyn Henderson
Mary E Taube
Ronald C Dobroth
Virginia Brookhouse
Susan J Arkebauer
Tracy A James
Robert Giles

Ethel Linda Johnston
Karen J Bettin

John T Michels
Gerald Darby
Edward S Rathje
Curtiss E West
Stephanie J Hilgendorf
Mindy Jensen
Susan M Calzaretta
Arthur Rasmussen
Carol Schoepke
James R Allison
Barry Stachon

Stan Sweet
Leonard Grill
Barbara Jo Brundage
Mary Jo Witty

Dan Allsup

Scott E Shangle
Michelle K Curtis
Toni Ewalt

Gregg R Sturtevant
Deborah L Keller
Robert Marks

Anne C Prettyman

Exhibit A

Mail Address

1965 Egan Way

4830 Summerlinn Way
4800 Summerlinn Way
4840 Summerlinn Way
4850 Summerlinn Way
5375 Summerlinn Way
4890 Summerlinn Way
4705 Summerlinn Way
4701 Summerlinn Way
4735 Summerlinn Way
4755 Summerlinn Way
PO Box 1696

4795 Summerlinn Way
7119 Santa Barbara St
4901 Summerlinn Way
4935 Summerlinn Way
4955 Summerlinn Way
4975 Summerlinn Way
4995 Summerlinn Way
5105 Summerlinn Way
5101 Summerlinn Way
18938 Cathy Adams Dr
5155 Summerlinn Way
5175 Summerlinn Way
PO Box 1389

5305 Summerlinn Way
5301 Summerlinn Way
10955 Se 28th Ave
5355 Summerlinn Way
5375 Summerlinn Way
2915 Sand Trap Rd Se
1105 Kamookoa PI
5501 Summerlinn Way
35932 Ellington Dr
5555 Summerlinn Way
5575 Summerlinn Way
5595 Summerlinn Way
1430 Olga Way

5600 Summerlinn Way

5640 Summerlinn Way Unit 39

1920 Arena Ct

8/26/15 PC Meeting
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# 14

PlottedEasements.com
4144 Saddlewood Rd
Elizabeth, CO 80107

720-840-5659

Mail City

Lake Oswego
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
Kalama
West Linn
Carlsbad
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
Oregon City
West Linn
West Linn
Medford
West Linn
West Linn
Milwaukie
West Linn
West Linn
Deming
Honolulu
West Linn
Springfield
West Linn
West Linn
West Linn
Palm Springs
West Linn
West Linn
West Linn

OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
WA
OR
CA
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
OR
NM
HI
OR

OR
OR
OR
CA
OR
OR
OR

Mail Zip

97034
97068
97068
97068
97068
97068
97068
97068
97068
97068
97068
98625
97068
92011
97068
97068
97068
97068
97068
97068
97068
97045
97068
97068
97501
97068
97068
97222
97068
97068
88030
96825
97068
97478
97068
97068
97068
92262
97068
97068
97068
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Rec # APN First Owner Name Mail Address Mail City State Mail Zip

42 21E35BC80041 Dorothy E Johnson 5660 Summerlinn Way West Linn OR 97068
43 21E35BC80042 John Daniel 22118 S Highway 213 Oregon City OR 97045
44 21E35BC80043 John M Milliman 5830 Summerlinn Way West Linn OR 97068
45 21E35BC80044 Gerald Overen 5800 Summerlinn Way West Linn OR 97068
46 21E35BC80045 Linda J Fletcher 5840 Summerlinn Way West Linn OR 97068
a7 21E35BC80046 Elizabeth B Moore 5850 Summerlinn Way West Linn OR 97068
48 21E35BC80047 Robert R Zimmerman 697 Oakmont Ave Unit 3312 Las Vegas NV 89109
49 21E35BC80048 Lawrence P Walsh 5890 Summerlinn Way West Linn OR 97068
50 21E35BC80050 David J Hanna 3500 Riverknoll Way West Linn OR 97068
51 21E35BC80051 Lisa M Weaver 5195 Summerlinn Way West Linn OR 97068
52 21E35BC80052 Michelle V Swanson 6050 Summerlinn Way West Linn OR 97068
53 21E35BC80053 William Barger 6060 Summerlinn Way West Linn OR 97068
54 21E35BC80055 Kenneth R Krause 6230 Summerlinn Way West Linn OR 97068
55 21E35BC80056 Richard Marentette 6200 Summerlinn Way West Linn OR 97068
56 21E35BC80057 Paula M Cilia 111 Skyview Ter Apt 16 Friendswood TX 77546
57 21E35BC80058 Debra L Gulde 10550 W Alexander Rd Unit 118 Las Vegas NV 89129
58 21E35BC80059 Donald Hatch 6260 Summerlinn Way West Linn OR 97068
59 21E35BC80061 David Becker PO Box 924 Manzanita OR 97130
60 21E35BC80062 Angela M Zimmerman 6301 Summerlinn Way West Linn OR 97068
61 21E35BC80063 Anne McFarlane 6335 Summerlinn Way West Linn OR 97068
62 21E35BC80064 David Farmer 6355 Summerlinn Way West Linn OR 97068
63 21E35BC80065 Naomi Karen 6375 Summerlinn Way # 65 West Linn OR 97068
64 21E35BC80066 Paul lllig 6395 Summerlinn Way West Linn OR 97068
65 21E35BC80067 Timothy J Mack 10749 Se Turnberry Loop Happy Valley OR 97086
66 21E35BC80068 Shelley M Buckingham 6400 Summerlinn Way Unit 68  West Linn OR 97068
67 21E35BC80069 Deborah L Spellecy 6440 Summerlinn Way West Linn OR 97068
68 21E35BC80070 Michael J McGinnis 6450 Summerlinn Way West Linn OR 97068
69 21E35BC80071 Earl R Davis 6460 Summerlinn Way West Linn OR 97068
70 21E35BC80072 Carole M Lane 6490 Summerlinn Way West Linn OR 97068
71 21E35BC80073 Norman E Gould 6630 Summerlinn Way West Linn OR 97068
72 21E35BC80074 Lola M Evans 6600 Summerlinn Way West Linn OR 97068
73 21E35BC80075 Brian F Pojas 6640 Summerlinn Way West Linn OR 97068
74 21E35BC80076 Mary Ritzmann 6650 Summerlinn Way West Linn OR 97068
75 21E35BC80077 John S Martinson 6660 Summerlinn Way West Linn OR 97068
76 21E35BC80078 Angeline M Velander 6690 Summerlinn Way West Linn OR 97068
77 21E35BC80700 Madison Heights Llc 1965 Egan Way Lake Oswego OR 97034
78 21E35BC80800 Madison Heights Llc 1965 Egan Way Lake Oswego OR 97034
79 21E35BC80900 Madison Heights Llc 1965 Egan Way Lake Oswego OR 97034
80 21E35BC90000 Kg Investment Co Llc 1502 Sw Montgomery St Portland OR 97201
81 21E35BC94000 Brian L Maher 4000 Summerlinn Dr West Linn OR 97068
82 21E35BC94030 Sharlene Jo Mastrandrea 4030 Summerlinn Dr West Linn OR 97068
83 21E35BC94040 Charlotte L Heinrich 4040 Summerlinn Dr West Linn OR 97068
84 21E35BC94050 Linda Werthessen 4050 Summerlinn Dr West Linn OR 97068
85 21E35BC94060 Theodore J Weiss 4060 Summerlinn Dr West Linn OR 97068

Tuesday, June 02, 2015 Page 2 of 4
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Rec# APN

86 21E35BC94090
87 21E35BC94101
88 21E35BC94105
89 21E35BC94135
90 21E35BC94145
91 21E35BC94155
92 21E35BC94165
93 21E35BC94175
94 21E35BC94195
95 21E35BC94200
96 21E35BC94230
97 21E35BC94240
98 21E35BC94250
99 21E35BC94260
100 21E35BC94290
101 21E35BC94301
102 21E35BC94305
103 21E35BC94335
104 21E35BC94345
105 21E35BC94355
106 21E35BC94365
107 21E35BC94375
108 21E35BC94395
109 21E35BC94501
110 21E35BC94505
111 21E35BC94535
112 21E35BC94555
113 21E35BC94575
114 21E35BC94595
115 21E35BC94600
116 21E35BC94630
117 21E35BC94640
118 21E35BC94650
119 21E35BC94660
120 21E35BC94690
121 21E35BD00100
122 21E35BD00300
123 21E35BD00400
124 21E35BD00600
125 21E35BD00700
126 21E35BD00800
127 21E35BD00900
128 21E35BD01000
129 21E35BD01100

Tuesday, June 02, 2015

First Owner Name

Phyllis Zea

Colleen Obrien
Dawn Marks

Donna M Caffee
William Ward Campbell
Dana J Thatcher
Julie D Chinn
Walter Chapman
Patricia J Percin
William H Gwin
Kirstin Johnson
John Rodiger

Katie E Woodhouse
Matt Mercier
Marianne L Sauer
Regina Hook

Mollie R Nedelisky
Heather Lovell

Nour Eddine Mouktabis
Michael Marcoux
Shelly Potvin
Rebecca A Morgan
Eileen A Caruso
Shelley McCleskey
Byron Valentine
David M Coterill
Vaughn Austin
Stanley J Smith
William T Phelan
Elizabeth W Buss
Robert Tross

Sheila Cieslik
Joyce Kendall
Frank Kalinowski
Michael Nick Gombos
Marvin L Wyatt
Warren P Richardson
Robinson Foster
Matthew Gravett
George S Fidone
Monroe Cabine
Firas Khoury

David B Reed
Dennis D Buckman

Mail Address

4090 Summerlinn Dr
PO Box 242

4105 Summerlinn Dr
4135 Summerlinn Dr
4145 Summerlinn Dr
4155 Summerlinn Dr
4165 Summerlinn Dr
4175 Summerlinn Dr
4195 Summerlinn Dr
4200 Summerlinn Way
4230 Summerlinn Way
4240 Summerlinn Dr
9100 Sw Arapaho Rd
2322 Ne Davis St
4290 Summerlinn Way
4301 Summerlinn Dr
4305 Summerlinn Dr
4335 Summerlinn Dr
PO Box 1975

4355 Summerlinn Dr
577 Orange Ave

4375 Summerlinn Dr
PO Box 517

4501 Summerlinn Way
4505 Summerlinn Way
4535 Summerlinn Way
4555 Summerlinn Way
4575 Summerlinn Way
455 Australian Ave # 4E
4600 Summerlinn Way
4630 Summerlinn Way
4640 Summerlinn Way
4650 Summerlinn Way
4660 Summerlinn Way
4690 Summerlinn Way
2340 Tannler Dr

945 N Maple Grove Rd Apt 304
2375 Falcon Dr

2353 Falcon Dr

2333 Falcon Dr

2325 Falcon Dr

2330 Falcon Dr

2338 Falcon Dr

2348 Falcon Dr
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Mail City

West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
Tualatin
Portland
West Linn
West Linn
West Linn
West Linn
Lake Oswego
West Linn
Los Altos
West Linn
Santa Clara
West Linn
West Linn
West Linn
West Linn
West Linn
Palm Beach
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
Boise
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn

State Mail Zip
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97062
OR 97232
OR 97068
OR 97068
OR 97068
OR 97068
OR 97035
OR 97068
CA 94022
OR 97068
CA 95052
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
FL 33480
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
ID 83704
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
Page 3 of 4



Rec# APN

130 21E35BD01200
131 21E35BD01300
132 21E35BD01400
133 21E35BD01500
134 21E35BD01600
135 21E35BD01700
136 21E35BD01800
137 21E35BD03000
138 21E35BD03100
139 21E35BD03200
140 21E35BD03300
141 21E35BD03400
142 21E35BD03500
143 21E35BD03600
144 21E35C 00100
145 21E35C 00102
146 21E35C 00200
147 21E35C 00801
148 21E35C 00802
149 21E35C 00803
150 21E35C 00804
151 21E35C 00805

First Owner Name

Paul Glaunert

John Lubisich
Sherif Riad

Phillips Family Trust
Rich Rodgers
Bradley R Thomas

Mail Address

2350 Falcon Dr
2360 Falcon Dr
2366 Falcon Dr
2372 Falcon Dr
2378 Falcon Dr
2390 Falcon Dr

Fidelity National Title Insurnce Co 2111 S 67th St Ste 210

Arthur M Serote

James Foster

Ryan W Gray

Simon Dodd

Marilyn Schultz

Jennifer Rupert

Roxana Cooley

Jeffrey Parker

Jeffrey Parker

Jeffrey Parker
Blackhawk Nevada Llc
So Linn Llc,

Foodmakers Inc

West Linn Associates Llc
West Linn Associates Llc

152 21E35C 00805E West Linn Associates Llc

153 21E35C 00806

154 21E35C 01200

155 21E35D 00700

156 21E35D 00703

157 21E35D 00704

158 21E35DB01400
159 21E35DB01500
160 21E35DB01600
161 21E35DB01700
162 21E35DB01800
163 21E35DB01900
164 21E35DB02000
165 21E35DB02100
166 21E35DB03700
167 21E35DB03800
168 21E35DB03900
169 21E35DB04000
170 21E35DB04100
171 21E35DB04200
172 21E35DB04300

Tuesday, June 02, 2015

West Linn Associates Lic
State Of Oregon

City Of West Linn
Rkm Development Inc
City Of West Linn
Kenneth Pryor
Donald Kemp

Toby Kolstad

Paul Andersen

Lance Dyrdahl

James Bents

Wade Vandenhaak
Noah C Kamp
William Sheridan
Dennis Odman

Innes Family Trust
Dean Wood

Michael S Kim
Philippe Henriot
Donald Read

2412 Los Olivos Ln

2405 Remington Dr

2413 Remington Dr

2419 Remington Dr

2423 Remington Dr

2425 Remington Dr

2850 Sw Cedar Hills Blvd

1800 Blankenship Rd Ste 200
1800 Blankenship Rd Ste 200
1800 Blankenship Rd Ste 200
1800 Blankenship Rd Ste 200
108 Kings Ct

9330 Balboa Ave

2625 Northrup Way

2625 Northrup Way

2625 Northrup Way

2625 Northrup Way

1220 S.W. 3rd Avenue

22500 Salamo Rd Ste 100
15160 Nw Laidlaw Rd Ste 108
22500 Salamo Rd Ste 100
2119 Greene St

2117 Greene St

2115 Greene St

2113 Greene St

2111 Greene St

2109 Greene St

2103 Greene St

2101 Greene St

1816 Barnes Cir

1818 Barnes Cir

1820 Barnes Cir

1750 19th St

2102 Greene St

1826 Barnes Cir

1828 Barnes Cir

8/26/15 PC Meeting
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Mail City

West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
Omaha
La Crescenta
West Linn
West Linn
West Linn
West Linn
West Linn
Beaverton
West Linn
West Linn
West Linn
West Linn
San Carlos
San Diego
Bellevue
Bellevue
Bellevue
Bellevue
Portland
West Linn
Portland
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn
West Linn

State Mail Zip
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
NE 68106
CA 91214
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97005
OR 97068
OR 97068
OR 97068
OR 97068
CA 94070
CA 92123
WA 98004
WA 98004
WA 98004
WA 98004
OR 97204
OR 97068
OR 97229
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
OR 97068
Page 4 of 4



PlottedEasements.com
4144 Saddlewood Rd
Elizabeth, CO 80107
720-840-5659

1 Line Resident Report

Rec# APN

Site Address

Zip

1 21E35BC80005 4860 Summerlinn Way West Linn OR 97068
2 21E35BC80011 4775 Summerlinn Way West Linn OR 97068
3 21E35BC80013 4905 Summerlinn Way West Linn OR 97068
4 21E35BC80014 4901 Summerlinn Way West Linn OR 97068
5 21E35BC80021 5135 Summerlinn Way West Linn OR 97068
6 21E35BC80024 5195 Summerlinn Way West Linn OR 97068
7 21E35BC80027 5335 Summerlinn Way West Linn OR 97068
8 21E35BC80030 5395 Summerlinn Way West Linn OR 97068
9 21E35BC80031 5505 Summerlinn Way West Linn OR 97068
10 21E35BC80033 5535 Summerlinn Way West Linn OR 97068
11 21E35BC80037 5630 Summerlinn Way West Linn OR 97068
12 21E35BC80039 5640 Summerlinn Way West Linn OR 97068
13 21E35BC80040 5650 Summerlinn Way West Linn OR 97068
14 21E35BC80042 5690 Summerlinn Way West Linn OR 97068
15 21E35BC80047 5860 Summerlinn Way West Linn OR 97068
16 21E35BC80050 6000 Summerlinn Way West Linn OR 97068
17 21E35BC80051 6040 Summerlinn Way West Linn OR 97068
18 21E35BC80057 6240 Summerlinn Way West Linn OR 97068
19 21E35BC80058 6250 Summerlinn Way West Linn OR 97068
20 21E35BC80061 6305 Summerlinn Way West Linn OR 97068
21 21E35BC80062 6301 Summerlinn Way # 62 West Linn OR 97068
22 21E35BC80067 6430 Summerlinn Way West Linn OR 97068
23 21E35BC80068 6400 Summerlinn Way West Linn OR 97068
24 21E35BC94101 4101 Summerlinn Dr West Linn OR 97068
25 21E35BC94200 4200 Summerlinn Dr West Linn OR 97068
26 21E35BC94230 4230 Summerlinn Dr West Linn OR 97068
27 21E35BC94250 4250 Summerlinn Dr West Linn OR 97068
28 21E35BC94260 4260 Summerlinn Dr West Linn OR 97068
29 21E35BC94290 4290 Summerlinn Dr West Linn OR 97068
30 21E35BC94345 4345 Summerlinn Dr West Linn OR 97068
31 21E35BC94365 4365 Summerlinn Dr West Linn OR 97068
32 21E35BC94395 4395 Summerlinn Dr West Linn OR 97068
33 21E35BC94595 4595 Summerlinn Way West Linn OR 97068
34 21E35BD00300 2389 Falcon Dr West Linn OR 97068
35 21E35BD01800 2384 Falcon Dr West Linn OR 97068
36 21E35BD03000 2328 Falcon Dr West Linn OR 97068
37 21E35BD03600 2429 Remington Dr West Linn OR 97068
38 21E35C 00801 1800 Blankenship Rd West Linn OR 97068
39 21E35C 00802 1855 Blankenship Rd West Linn OR 97068
40 21E35C 00803 1885 Blankenship Rd West Linn OR 97068
41 21E35C 00804 1885 Blankenship Rd West Linn OR 97068

Tuesday, June 02, 2015
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Rec# APN Site Address City State Zip
42 21E35C 00806 1875 Blankenship Rd West Linn OR 97068
43 21E35DB04000 1822 Barnes Cir West Linn OR 97068

Tuesday, June 02, 2015 Page 2 of 2
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Rec#: 1 APN : 21E35BC80000
Madison Heights Llc

1965 Egan Way

Lake Oswego OR 97034-2727

Rec #: 4 APN : 21E35BC80003
Lawrence Froland

4840 Summerlinn Way

West Linn OR 97068-5132

Rec#: 7 APN : 21E35BC80006
Linda J Dickson

4890 Summerlinn Way

West Linn OR 97068-5132

Rec #: 10 APN : 21E35BC80009
Jerrilyn Henderson

4735 Summerlinn Way

West Linn OR 97068-5118

Rec #: 13 APN : 21E35BC80012
Virginia Brookhouse

4795 Summerlinn Way

West Linn OR 97068-5118

Rec #: 16 APN : 21E35BC80015
Robert Giles

4935 Summerlinn Way

West Linn OR 97068-5133

Rec #: 19 APN : 21E35BC80018
John T Michels

4995 Summerlinn Way

West Linn OR 97068-5133

Rec #: 22 APN : 21E35BC80021
Curtiss E West

18938 Cathy Adams Dr

Oregon City OR 97045-6779

Rec #: 25 APN : 21E35BC80024
Susan M Calzaretta

PO Box 1389

Medford OR 97501-0103

Rec #: 28 APN : 21E35BC80027
James R Allison

10955 Se 28th Ave

Milwaukie OR 97222-7620

Rec#: 2 APN : 21E35BC80001
Mickey A Carter

4830 Summerlinn Way

West Linn OR 97068-5132

Rec#: 5 APN : 21E35BC80004
Leslie Pike

4850 Summerlinn Way

West Linn OR 97068-5132

Rec#: 8 APN : 21E35BC80007
Jeffery Kalman

4705 Summerlinn Way

West Linn OR 97068-5118

Rec #: 11 APN : 21E35BC80010
Mary E Taube

4755 Summerlinn Way

West Linn OR 97068-5118

Rec #: 14 APN : 21E35BC80013
Susan J Arkebauer

7119 Santa Barbara St

Carlsbad CA 92011-4630

Rec #: 17 APN : 21E35BC80016
Ethel Linda Johnston

4955 Summerlinn Way

West Linn OR 97068-5133

Rec #: 20 APN : 21E35BC80019
Gerald Darby

5105 Summerlinn Way

West Linn OR 97068-5134

Rec #: 23 APN : 21E35BC80022
Stephanie J Hilgendorf

5155 Summerlinn Way

West Linn OR 97068-5134

Rec #: 26 APN : 21E35BC80025
Arthur Rasmussen

5305 Summerlinn Way

West Linn OR 97068-5135

Rec #: 29 APN : 21E35BC80028
Barry Stachon

5355 Summerlinn Way

West Linn OR 97068-5135
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Rec#: 3 APN : 21E35BC80002
Richard D Farra

4800 Summerlinn Way

West Linn OR 97068-5132

Rec#: 6 APN : 21E35BC80005
Stan Sweet

5375 Summerlinn Way

West Linn OR 97068-5135

Rec #: 9 APN : 21E35BC80008
Walter A Swanson

4701 Summerlinn Way

West Linn OR 97068-5118

Rec #: 12 APN : 21E35BC80011
Ronald C Dobroth

PO Box 1696

Kalama WA 98625-1501

Rec #: 15 APN : 21E35BC80014
Tracy A James

4901 Summerlinn Way # 14

West Linn OR 97068-5133

Rec #: 18 APN : 21E35BC80017
Karen J Bettin

4975 Summerlinn Way

West Linn OR 97068-5133

Rec #: 21 APN : 21E35BC80020
Edward S Rathje

5101 Summerlinn Way

West Linn OR 97068-5134

Rec #: 24 APN : 21E35BC80023
Mindy Jensen

5175 Summerlinn Way

West Linn OR 97068-5134

Rec #: 27 APN : 21E35BC80026
Carol Schoepke

5301 Summerlinn Way

West Linn OR 97068-5135

Rec #: 30 APN : 21E35BC80029
Stan Sweet

5375 Summerlinn Way

West Linn OR 97068-5135



Rec #: 31 APN : 21E35BC80030
Leonard Grill

2915 Sand Trap Rd Se

Deming NM 88030-7387

Rec #: 34 APN : 21E35BC80033
Dan Allsup

35932 Ellington Dr

Springfield OR 97478-8229

Rec #: 37 APN : 21E35BC80036
Toni Ewalt

5595 Summerlinn Way

West Linn OR 97068-5136

Rec #: 40 APN : 21E35BC80039
Robert Marks

5640 Summerlinn Way Unit 39
West Linn OR 97068-5137

Rec #: 43 APN : 21E35BC80042
John Daniel

22118 S Highway 213

Oregon City OR 97045-9184

Rec #: 46 APN : 21E35BC80045
Linda J Fletcher

5840 Summerlinn Way

West Linn OR 97068-5138

Rec #: 49 APN : 21E35BC80048
Lawrence P Walsh

5890 Summerlinn Way

West Linn OR 97068-5138

Rec #: 52 APN : 21E35BC80052
Michelle V Swanson

6050 Summerlinn Way

West Linn OR 97068-5139

Rec #: 55 APN : 21E35BC80056
Richard Marentette

6200 Summerlinn Way

West Linn OR 97068-5140

Rec #: 58 APN : 21E35BC80059
Donald Hatch

6260 Summerlinn Way

West Linn OR 97068-5140

Rec #: 32 APN : 21E35BC80031
Barbara Jo Brundage

1105 Kamookoa PI

Honolulu HI 96825-1367

Rec #: 35 APN : 21E35BC80034
Scott E Shangle

5555 Summerlinn Way

West Linn OR 97068-5136

Rec #: 38 APN : 21E35BC80037
Gregg R Sturtevant

1430 Olga Way

Palm Springs CA 92262-3404

Rec #: 41 APN : 21E35BC80040
Anne C Prettyman

1920 Arena Ct

West Linn OR 97068-4817

Rec #: 44 APN : 21E35BC80043
John M Milliman

5830 Summerlinn Way

West Linn OR 97068-5138

Rec #: 47 APN : 21E35BC80046
Elizabeth B Moore

5850 Summerlinn Way

West Linn OR 97068-5138

Rec #: 50 APN : 21E35BC80050
David J Hanna

3500 Riverknoll Way

West Linn OR 97068-3641

Rec #: 53 APN : 21E35BC80053
William Barger

6060 Summerlinn Way

West Linn OR 97068-5139

Rec #: 56 APN : 21E35BC80057
Paula M Cilia

111 Skyview Ter Apt 16
Friendswood TX 77546-3870

Rec #: 59 APN : 21E35BC80061
David Becker

PO Box 924

Manzanita OR 97130-0924
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Rec #: 33 APN : 21E35BC80032
Mary Jo Witty

5501 Summerlinn Way

West Linn OR 97068-5136

Rec #: 36 APN : 21E35BC80035
Michelle K Curtis

5575 Summerlinn Way

West Linn OR 97068-5136

Rec #: 39 APN : 21E35BC80038
Deborah L Keller

5600 Summerlinn Way

West Linn OR 97068-5137

Rec #: 42 APN : 21E35BC80041
Dorothy E Johnson

5660 Summerlinn Way

West Linn OR 97068-5137

Rec #: 45 APN : 21E35BC80044
Gerald Overen

5800 Summerlinn Way

West Linn OR 97068-5138

Rec #: 48 APN : 21E35BC80047
Robert R Zimmerman

697 Oakmont Ave Unit 3312

Las Vegas NV 89109-0236

Rec #: 51 APN : 21E35BC80051
Lisa M Weaver

5195 Summerlinn Way

West Linn OR 97068-5134

Rec #: 54 APN : 21E35BC80055
Kenneth R Krause

6230 Summerlinn Way

West Linn OR 97068-5140

Rec #: 57 APN : 21E35BC80058
Debra L Gulde

10550 W Alexander Rd Unit 1189
Las Vegas NV 89129-3508

Rec #: 60 APN : 21E35BC80062
Angela M Zimmerman

6301 Summerlinn Way

West Linn OR 97068-5141



Rec #: 61 APN : 21E35BC80063
Anne McFarlane

6335 Summerlinn Way

West Linn OR 97068-5141

Rec #: 64 APN : 21E35BC80066
Paul lllig

6395 Summerlinn Way

West Linn OR 97068-5141

Rec #: 67 APN : 21E35BC80069
Deborah L Spellecy

6440 Summerlinn Way

West Linn OR 97068-5142

Rec #: 70 APN : 21E35BC80072
Carole M Lane

6490 Summerlinn Way

West Linn OR 97068-5142

Rec #: 73 APN : 21E35BC80075
Brian F Pojas

6640 Summerlinn Way

West Linn OR 97068-5144

Rec #: 76 APN : 21E35BC80078
Angeline M Velander

6690 Summerlinn Way

West Linn OR 97068-5144

Rec #: 79 APN : 21E35BC80900
Madison Heights Llc

1965 Egan Way

Lake Oswego OR 97034-2727

Rec #: 82 APN : 21E35BC94030
Sharlene Jo Mastrandrea

4030 Summerlinn Dr

West Linn OR 97068-5109

Rec #: 85 APN : 21E35BC94060
Theodore J Weiss

4060 Summerlinn Dr

West Linn OR 97068-5109

Rec #: 88 APN : 21E35BC94105
Dawn Marks

4105 Summerlinn Dr

West Linn OR 97068-5110

Rec #: 62 APN : 21E35BC80064
David Farmer

6355 Summerlinn Way

West Linn OR 97068-5141

Rec #: 65 APN : 21E35BC80067
Timothy J Mack

10749 Se Turnberry Loop

Happy Valley OR 97086-6990

Rec #: 68 APN : 21E35BC80070
Michael J McGinnis

6450 Summerlinn Way

West Linn OR 97068-5142

Rec #: 71 APN : 21E35BC80073
Norman E Gould

6630 Summerlinn Way

West Linn OR 97068-5144

Rec #: 74 APN : 21E35BC80076
Mary Ritzmann

6650 Summerlinn Way

West Linn OR 97068-5144

Rec #: 77 APN : 21E35BC80700
Madison Heights Llc

1965 Egan Way

Lake Oswego OR 97034-2727

Rec #: 80 APN : 21E35BC90000
Kg Investment Co Llc

1502 Sw Montgomery St

Portland OR 97201-2559

Rec #: 83 APN : 21E35BC94040
Charlotte L Heinrich

4040 Summerlinn Dr

West Linn OR 97068-5109

Rec #: 86 APN : 21E35BC94090
Phyllis Zea

4090 Summerlinn Dr

West Linn OR 97068-5109

Rec #: 89 APN : 21E35BC94135
Donna M Caffee

4135 Summerlinn Dr

West Linn OR 97068-5110
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Rec #: 63 APN : 21E35BC80065
Naomi Karen

6375 Summerlinn Way # 65

West Linn OR 97068-5141

Rec #: 66 APN : 21E35BC80068
Shelley M Buckingham

6400 Summerlinn Way Unit 68
West Linn OR 97068-5142

Rec #: 69 APN : 21E35BC80071
Earl R Davis

6460 Summerlinn Way

West Linn OR 97068-5142

Rec#: 72 APN : 21E35BC80074
Lola M Evans

6600 Summerlinn Way

West Linn OR 97068-5144

Rec #: 75 APN : 21E35BC80077
John S Martinson

6660 Summerlinn Way

West Linn OR 97068-5144

Rec #: 78 APN : 21E35BC80800
Madison Heights Llc

1965 Egan Way

Lake Oswego OR 97034-2727

Rec #: 81 APN : 21E35BC94000
Brian L Maher

4000 Summerlinn Dr

West Linn OR 97068-5109

Rec #: 84 APN : 21E35BC94050
Linda Werthessen

4050 Summerlinn Dr

West Linn OR 97068-5109

Rec #: 87 APN : 21E35BC94101
Colleen Obrien

PO Box 242

West Linn OR 97068-0242

Rec #: 90 APN : 21E35BC94145
William Ward Campbell

4145 Summerlinn Dr

West Linn OR 97068-5110



Rec #: 91 APN : 21E35BC94155
Dana J Thatcher

4155 Summerlinn Dr

West Linn OR 97068-5110

Rec #: 94 APN : 21E35BC94195
Patricia J Percin

4195 Summerlinn Dr

West Linn OR 97068-5110

Rec #: 97 APN : 21E35BC94240
John Rodiger

4240 Summerlinn Dr

West Linn OR 97068-5111

Rec #: 100 APN : 21E35BC94290
Marianne L Sauer

4290 Summerlinn Way

West Linn OR 97068

Rec #: 103 APN : 21E35BC94335
Heather Lovell

4335 Summerlinn Dr

West Linn OR 97068-5108

Rec#: 106 APN : 21E35BC94365
Shelly Potvin

577 Orange Ave

Los Altos CA 94022-3529

Rec#: 109 APN:21E35BC94501
Shelley McCleskey

4501 Summerlinn Way

West Linn OR 97068-5116

Rec#: 112 APN : 21E35BC94555
Vaughn Austin

4555 Summerlinn Way

West Linn OR 97068-5116

Rec#: 115 APN : 21E35BC94600
Elizabeth W Buss

4600 Summerlinn Way

West Linn OR 97068-5117

Rec#: 118 APN : 21E35BC94650
Joyce Kendall

4650 Summerlinn Way

West Linn OR 97068-5117

Rec #: 92 APN : 21E35BC94165
Julie D Chinn

4165 Summerlinn Dr

West Linn OR 97068-5110

Rec #: 95 APN : 21E35BC94200
William H Gwin

4200 Summerlinn Way

West Linn OR 97068

Rec #: 98 APN : 21E35BC94250
Katie E Woodhouse

9100 Sw Arapaho Rd

Tualatin OR 97062-6339

Rec #: 101 APN : 21E35BC94301
Regina Hook

4301 Summerlinn Dr

West Linn OR 97068-5108

Rec #: 104 APN:21E35BC94345
Nour Eddine Mouktabis

PO Box 1975

Lake Oswego OR 97035-0623

Rec #: 107 APN:21E35BC94375
Rebecca A Morgan

4375 Summerlinn Dr

West Linn OR 97068-5108

Rec #: 110 APN : 21E35BC94505
Byron Valentine

4505 Summerlinn Way

West Linn OR 97068-5116

Rec#: 113 APN:21E35BC94575
Stanley J Smith

4575 Summerlinn Way

West Linn OR 97068-5116

Rec#: 116 APN :21E35BC94630
Robert Tross

4630 Summerlinn Way

West Linn OR 97068-5117

Rec #: 119 APN : 21E35BC94660
Frank Kalinowski

4660 Summerlinn Way

West Linn OR 97068-5117
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Rec #: 93 APN : 21E35BC94175
Walter Chapman

4175 Summerlinn Dr

West Linn OR 97068-5110

Rec #: 96 APN : 21E35BC94230
Kirstin Johnson

4230 Summerlinn Way

West Linn OR 97068

Rec #: 99 APN : 21E35BC94260
Matt Mercier

2322 Ne Davis St

Portland OR 97232-3127

Rec #: 102 APN : 21E35BC94305
Mollie R Nedelisky

4305 Summerlinn Dr

West Linn OR 97068-5108

Rec #: 105 APN : 21E35BC94355
Michael Marcoux

4355 Summerlinn Dr

West Linn OR 97068-5108

Rec #: 108 APN : 21E35BC94395
Eileen A Caruso

PO Box 517

Santa Clara CA 95052-0517

Rec #: 111 APN: 21E35BC94535
David M Coterill

4535 Summerlinn Way

West Linn OR 97068-5116

Rec #: 114  APN : 21E35BC94595
William T Phelan

455 Australian Ave # 4E

Palm Beach FL 33480-4526

Rec#: 117 APN : 21E35BC94640
Sheila Cieslik

4640 Summerlinn Way

West Linn OR 97068-5117

Rec #: 120 APN : 21E35BC94690
Michael Nick Gombos

4690 Summerlinn Way

West Linn OR 97068-5117



Rec #: 121  APN: 21E35BD00100
Marvin L Wyatt

2340 Tannler Dr

West Linn OR 97068-4234

Rec #: 124 APN : 21E35BD00600
Matthew Gravett

2353 Falcon Dr

West Linn OR 97068-4129

Rec #: 127 APN : 21E35BD00900
Firas Khoury

2330 Falcon Dr

West Linn OR 97068-4154

Rec #: 130 APN:21E35BD01200
Paul Glaunert

2350 Falcon Dr

West Linn OR 97068-4142

Rec#: 133 APN:21E35BD01500
Phillips Family Trust

2372 Falcon Dr

West Linn OR 97068-4142

Rec#: 136 APN :21E35BD01800
Fidelity National Title Insurnce Company,
2111 S 67th St Ste 210

Omaha NE 68106-2287

Rec #: 139 APN: 21E35BD03200
Ryan W Gray

2413 Remington Dr

West Linn OR 97068-4152

Rec#: 142  APN : 21E35BD03500
Jennifer Rupert

2425 Remington Dr

West Linn OR 97068-4153

Rec #: 145 APN:21E35C 00102
Jeffrey Parker

1800 Blankenship Rd Ste 200
West Linn OR 97068-4174

Rec #: 148 APN: 21E35C 00802
So Linn Llc,

108 Kings Ct

San Carlos CA 94070-5800

Rec #: 122  APN : 21E35BD00300
Warren P Richardson

945 N Maple Grove Rd Apt 304
Boise ID 83704-4294

Rec #: 125 APN:21E35BD00700
George S Fidone

2333 Falcon Dr

West Linn OR 97068-4129

Rec #: 128 APN : 21E35BD01000
David B Reed

2338 Falcon Dr

West Linn OR 97068-4154

Rec #: 131 APN:21E35BD01300
John Lubisich

2360 Falcon Dr

West Linn OR 97068-4142

Rec #: 134 APN: 21E35BD01600
Rich Rodgers

2378 Falcon Dr

West Linn OR 97068-4143

Rec #: 137 APN : 21E35BD03000
Arthur M Serote

2412 Los Olivos Ln

La Crescenta CA 91214-3130

Rec#: 140 APN : 21E35BD03300
Simon Dodd

2419 Remington Dr

West Linn OR 97068-4152

Rec #: 143 APN : 21E35BD03600
Roxana Cooley

2850 Sw Cedar Hills Blvd

Beaverton OR 97005-1354

Rec#: 146 APN:21E35C 00200
Jeffrey Parker

1800 Blankenship Rd Ste 200
West Linn OR 97068-4174

Rec #: 149 APN : 21E35C 00803
Foodmakers Inc

9330 Balboa Ave

San Diego CA 92123-1516
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Rec #: 123  APN : 21E35BD00400
Robinson Foster

2375 Falcon Dr

West Linn OR 97068-4130

Rec #: 126 APN : 21E35BD00800
Monroe Cabine

2325 Falcon Dr

West Linn OR 97068-4129

Rec #: 129 APN : 21E35BD01100
Dennis D Buckman

2348 Falcon Dr

West Linn OR 97068-4154

Rec #: 132 APN : 21E35BD01400
Sherif Riad

2366 Falcon Dr

West Linn OR 97068-4142

Rec #: 135 APN:21E35BD01700
Bradley R Thomas

2390 Falcon Dr

West Linn OR 97068-4143

Rec #: 138 APN : 21E35BD03100
James Foster

2405 Remington Dr

West Linn OR 97068-4152

Rec #: 141  APN : 21E35BD03400
Marilyn Schultz

2423 Remington Dr

West Linn OR 97068-4153

Rec #: 144 APN: 21E35C 00100
Jeffrey Parker

1800 Blankenship Rd Ste 200
West Linn OR 97068-4174

Rec #: 147 APN: 21E35C 00801
Blackhawk Nevada Lic

1800 Blankenship Rd Ste 200
West Linn OR 97068-4174

Rec #: 150 APN : 21E35C 00804
West Linn Associates Llc

2625 Northrup Way

Bellevue WA 98004



Rec #: 151  APN : 21E35C 00805
West Linn Associates Lic

2625 Northrup Way

Bellevue WA 98004

Rec#: 154 APN:21E35C 01200
State Of Oregon

1220 S.W. 3rd Avenue

Portland OR 97204

Rec #: 157 APN:21E35D 00704
City Of West Linn

22500 Salamo Rd Ste 100

West Linn OR 97068-8301

Rec #: 160 APN : 21E35DB01600
Toby Kolstad

2115 Greene St

West Linn OR 97068-4107

Rec #: 163 APN : 21E35DB01900
James Bents

2109 Greene St

West Linn OR 97068-4106

Rec #: 166 APN : 21E35DB03700
William Sheridan

1816 Barnes Cir

West Linn OR 97068-4114

Rec#: 169 APN : 21E35DB04000
Dean Wood

1750 19th St

West Linn OR 97068-4432

Rec #: 172 APN : 21E35DB04300
Donald Read

1828 Barnes Cir

West Linn OR 97068-4114

Rec#: 152 APN:21E35C 00805E1

West Linn Associates Llc
2625 Northrup Way
Bellevue WA 98004

Rec #: 155 APN:21E35D 00700
City Of West Linn

22500 Salamo Rd Ste 100

West Linn OR 97068-8301

Rec #: 158 APN :21E35DB01400
Kenneth Pryor

2119 Greene St

West Linn OR 97068-4107

Rec #: 161 APN:21E35DB01700
Paul Andersen

2113 Greene St

West Linn OR 97068-4107

Rec #: 164 APN : 21E35DB02000
Wade Vandenhaak

2103 Greene St

West Linn OR 97068-4106

Rec #: 167 APN : 21E35DB03800
Dennis Odman

1818 Barnes Cir

West Linn OR 97068-4114

Rec #: 170 APN : 21E35DB04100
Michael S Kim

2102 Greene St

West Linn OR 97068-4106
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Rec #: 153  APN : 21E35C 00806
West Linn Associates Llc

2625 Northrup Way

Bellevue WA 98004

Rec #: 156 APN : 21E35D 00703
Rkm Development Inc

15160 Nw Laidlaw Rd Ste 108
Portland OR 97229-7708

Rec #: 159 APN : 21E35DB01500
Donald Kemp

2117 Greene St

West Linn OR 97068-4107

Rec #: 162 APN :21E35DB01800
Lance Dyrdahl

2111 Greene St

West Linn OR 97068-4106

Rec#: 165 APN:21E35DB02100
Noah C Kamp

2101 Greene St

West Linn OR 97068-4106

Rec #: 168 APN : 21E35DB03900
Innes Family Trust

1820 Barnes Cir

West Linn OR 97068-4114

Rec#: 171 APN: 21E35DB04200
Philippe Henriot

1826 Barnes Cir

West Linn OR 97068-4114



Rec#: 1 APN : 21E35BC80005
Resident

4860 Summerlinn Way

West Linn OR 97068-5132

Rec#: 4 APN : 21E35BC80014
Resident

4901 Summerlinn Way

West Linn OR 97068-5133

Rec#: 7 APN : 21E35BC80027
Resident

5335 Summerlinn Way

West Linn OR 97068-5135

Rec #: 10 APN : 21E35BC80033
Resident

5535 Summerlinn Way

West Linn OR 97068-5136

Rec #: 13 APN : 21E35BC80040
Resident

5650 Summerlinn Way

West Linn OR 97068-5137

Rec #: 16 APN : 21E35BC80050
Resident

6000 Summerlinn Way

West Linn OR 97068-5139

Rec #: 19 APN : 21E35BC80058
Resident

6250 Summerlinn Way

West Linn OR 97068-5140

Rec #: 22 APN : 21E35BC80067
Resident

6430 Summerlinn Way

West Linn OR 97068-5142

Rec #: 25 APN : 21E35BC94200
Resident

4200 Summerlinn Dr

West Linn OR 97068-5111

Rec #: 28 APN : 21E35BC94260
Resident

4260 Summerlinn Dr

West Linn OR 97068-5111

Rec#: 2 APN : 21E35BC80011
Resident

4775 Summerlinn Way

West Linn OR 97068-5118

Rec#: 5 APN : 21E35BC80021
Resident

5135 Summerlinn Way

West Linn OR 97068-5134

Rec#: 8 APN : 21E35BC80030
Resident

5395 Summerlinn Way

West Linn OR 97068-5135

Rec #: 11 APN : 21E35BC80037
Resident

5630 Summerlinn Way

West Linn OR 97068-5137

Rec #: 14 APN : 21E35BC80042
Resident

5690 Summerlinn Way

West Linn OR 97068-5137

Rec #: 17 APN : 21E35BC80051
Resident

6040 Summerlinn Way

West Linn OR 97068-5139

Rec #: 20 APN : 21E35BC80061
Resident

6305 Summerlinn Way

West Linn OR 97068-5141

Rec #: 23 APN : 21E35BC80068
Resident

6400 Summerlinn Way

West Linn OR 97068-5142

Rec #: 26 APN : 21E35BC94230
Resident

4230 Summerlinn Dr

West Linn OR 97068-5111

Rec #: 29 APN : 21E35BC94290
Resident

4290 Summerlinn Dr

West Linn OR 97068-5111
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Rec#: 3 APN : 21E35BC80013
Resident

4905 Summerlinn Way

West Linn OR 97068-5133

Rec #: 6 APN : 21E35BC80024
Resident

5195 Summerlinn Way

West Linn OR 97068-5134

Rec#: 9 APN : 21E35BC80031
Resident

5505 Summerlinn Way

West Linn OR 97068-5136

Rec #: 12 APN : 21E35BC80039
Resident

5640 Summerlinn Way

West Linn OR 97068-5137

Rec #: 15 APN : 21E35BC80047
Resident

5860 Summerlinn Way

West Linn OR 97068-5138

Rec #: 18 APN : 21E35BC80057
Resident

6240 Summerlinn Way

West Linn OR 97068-5140

Rec #: 21 APN : 21E35BC80062
Resident

6301 Summerlinn Way # 62

West Linn OR 97068-5141

Rec #: 24 APN : 21E35BC94101
Resident

4101 Summerlinn Dr

West Linn OR 97068-5110

Rec #: 27 APN : 21E35BC94250
Resident

4250 Summerlinn Dr

West Linn OR 97068-5111

Rec #: 30 APN : 21E35BC94345
Resident

4345 Summerlinn Dr

West Linn OR 97068-5108



Rec #: 31 APN : 21E35BC94365
Resident

4365 Summerlinn Dr

West Linn OR 97068-5108

Rec #: 34 APN : 21E35BD00300
Resident

2389 Falcon Dr

West Linn OR 97068-4130

Rec #: 37 APN : 21E35BD03600
Resident

2429 Remington Dr

West Linn OR 97068-4153

Rec #: 40 APN : 21E35C 00803
Resident

1885 Blankenship Rd

West Linn OR 97068-4247

Rec #: 43 APN : 21E35DB04000
Resident

1822 Barnes Cir

West Linn OR 97068-4114

Rec #: 32 APN : 21E35BC94395
Resident

4395 Summerlinn Dr

West Linn OR 97068-5108

Rec #: 35 APN : 21E35BD01800
Resident

2384 Falcon Dr

West Linn OR 97068-4143

Rec #: 38 APN : 21E35C 00801
Resident

1800 Blankenship Rd

West Linn OR 97068-4172

Rec #: 41 APN : 21E35C 00804
Resident

1885 Blankenship Rd

West Linn OR 97068-4247
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Rec #: 33 APN : 21E35BC94595
Resident

4595 Summerlinn Way

West Linn OR 97068-5116

Rec #: 36 APN : 21E35BD03000
Resident

2328 Falcon Dr

West Linn OR 97068-4155

Rec #: 39 APN : 21E35C 00802
Resident

1855 Blankenship Rd

West Linn OR 97068-4245

Rec #: 42 APN : 21E35C 00806
Resident

1875 Blankenship Rd

West Linn OR 97068-4118



IT IS NOT A PLAT OR

SURVEY OF THE LAND DEPICTED. THIS MAP

[ ] PIQ
300' RADIUS
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Exhibit B

®
@Aﬂ - The ConAm Group of Companies

www.conam.com 3990 Ruffin Road * Suite 100
San Diego, CA 92123-1826

Telephone: (858) 614-7342

Facsimile: {858) 614-7542

June 15, 2015

VIA U.S. MAIL

Re:  Neighborhood Association Meetings to Discuss a Class I Design Review Application
for the 10.1 Acre Property Located at the Northwest Corner of Tannler Drive and
Blankenship Road

Dear Neighbors:

[ am writing on behalf of ConAm Properties, LLC to invite your comments on a proposed Class
I Design Review application for the property located at the northwest corner of Tannler Drive
and Blankenship Road in the Willamette Neighborhood Association. The approximately 10.1
acre property is zoned Office Business Center ("OBC") and is designated "Commercial" on the
Comprehensive Plan map. An aerial photograph showing the location of the property is attached.

The Class 1I Design Review application will propose a mixed-use project consisting of about 195
multiple-family dwelling units above the first floor of each building with commercial uses on the
ground floor of each building as allowed by West Linn Community Development Code 21.050.2.

Before submitting the Class Il Design Review application, ConAm would like to receive
comments from the Willamette and Savanna Oaks Neighborhood Associations and the property
owners within 500 feet of the property. There will be two opportunities to discuss this proposal
at the regularly scheduled Willamette Neighborhood Association and Savanna QOaks
Neighborhood Association meetings. The presentation regarding this proposal may not be the
only topic of discussion on the meetings' agendas.

LEGAL28157619.2
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Neighbors
June 15, 2015
Page 2

You are encouraged to contact your neighborhood association president with any questions you
may have in advance of the meeting. The locations and meeting times, along with the contact
information of your neighborhood association president, are shown below:

Willamette Neighborhoed Association
Date and Time:
Wednesday, July 8, 2015, 7:00 p.m,

Location:

Pacific West Bank
2000 SW 8th Avenue
West Linn, OR 97068

President:
Mr. Michael Selvaggio
WillametteNA@westlinnoregon. gov

Savanna Oaks Neighborhood Association
Date and Time:
Tuesday, July 7, 2015, 7:00 p.m.

Location:

Tualatin Valley Fire & Rescue District Fire
Station

1860 Willamette Falls Drive

West Linn, OR 97068

President:
Mr, Ed Schwarz

SavannaOaksNA@westlinnoregon.gov

The purpose of these meetings is to provide an opportunity for interested persons to review the
proposed application and ask questions of our project team. These are informational meetings
based upon preliminary plans, which may be modified prior to the application being formally

submitted to the City.

We look forward to discussing our proposal with you. Please feel free to contact me at 858-614-

7378, or at RMorgan@ConAm.com.

Very truly yours,

RAT W P

Rob Morgan
Development Manager
ConAm Properties, LLC

MCR:rsp
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PEeRKINSCOIe

July 20, 2015

TO: Zach Pelz
FROM: Michael C. Robinson
RE: City of West Linn File Nos. DR-15-11/LLA-15-01

Dear Mr. Pelz,

This office represents the applicant. This memorandum addresses Item 1.a. of the July 16, 2015
determination of incompleteness. West Linn Community Development Code(“CDC”)55.070.C
requires documentation of the neighborhood meeting requirements, including minutes from any
neighborhood association meetings. The incompleteness determination notes that CDC
99.038.E.4. allows the Applicant to submit summaries of the neighborhood meetings if the
neighborhood association doesn’t produce the minutes. The Applicant contacted each of the two
neighborhood associations following its respective meeting and asked for their meeting minutes.

The Willamette Neighborhood Association President said he would check with the Association’s
Secretary as to when the minutes would be available. His email response from July 10, 2015 is
shown below:

“I will check with our Secretary to see when the minutes will be drafted, and I will ask her to
scan the sign-in-sheets for me.

-Mike Selvaggio
Willamette Neighborhood Association”

The Savanna Oaks Neighborhood Association President also responded on July 10, 2015 his
response is shown below:

“Mike,

The minutes won't be finalized until they are approved by the members at our next (August 4)
meeting.

Regards,
Ed Schwarz, President
Savanna Oaks Neighborhood Association™

The Applicant has prepared summaries of the Savanna Oaks Neighborhood Association meeting
on July 7, 2015 and the Willamette Neighborhood Association Meeting on July 8, 2015. The
Applicant will submit the meeting minutes prepared by the two (2) neighborhood associations
when they are available.

Ferlins Coig LLP
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The Planning Department can find that these summaries constitute a response under ORS
227.178(2)(a) and that Item 1.a. is addressed.

MCR:rsr
cc: Mike Mahoney
Rob Morgan
John Boyd
Pete Miller
Perhinis Coie LLP
-
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SUMMARY OF JULY 7, 2015
SAVANNA OAKS NEIGHBORHOOD ASSOCIATION MEETING

PRESENTATION BY CONAM PROPERTIES, LLC OF PROPOSED CLASS II DESIGN
REVIEW APPLICATION

A. Introduction by Ken Pryor, Savanna Neighborhood Association President.

Presentation by Rob Morgan and Mike Robinson. Rob Morgan presented three (3)
exhibits: an aerial map showing the site, a site plan and an elevation of a typical
building.

C. Introduction by Rob Morgan. Described ConAm, the subject site and oriented guests to
the site. Said that ConAm is refining plans for development under the OBC zone.
Pointed out the development site on the zoning map. He noted that there will be a
commercial space in each of the seven (7) buildings. He noted that there will be 192
residential units. He noted that the site’s slope is 15% to 20% across the site. He
described a series of retaining walls terraced up the hillside. He noted that the first floor
of each building will contain commercial space and garages with multiple family
dwellings above the first floor.

D. Questions from guests at the meeting.

1. Question: How many units with the bedroom counts?
Answer: A mix but most units will be one and two bedrooms.

2. Question: Will the residential units be apartments or condominiums?
Answer: Apartments only.

3. Question: What will face Blankenship Road?
Answer: The development site does not face Blankenship Road; an
approximately 1.2 acre parcel will remain in the current ownership.

4. Question: Is your company involved with the 1.2 acres?
Answer: No; the 1.2 acre site will remain in the current ownership.

5. Question: Will commercial development be completed at the time of
development?
Answer: Yes, in order to obtain certificates of occupancy.

6. Question: Will the first floor of each unit have commercial uses?
Answer: Yes, one commercial space will be on the first floor in each of the
seven buildings.

7. Question: Have you built apartments with commercial uses like this before?
Answer: Yes, ConAm has a variety of properties that have commercial and
office spaces. ConAm thinks these spaces will be available for small commercial
users.

25432-0018/LEGAL126888471.1
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10.

11.

12.

13.

14.

15.

16.

17.

18.

Question: Will there be commercial storefronts?
Answer: Yes, the commercial spaces will be visible along Tannler Drive and the
internal north/south driveway.

Question: How much parking will be provided?
Answer: The off-street parking will meet current City code requirements.

Question: Will there be designated parking for commercial spaces?
Answer: Designated parking is not required by the zoning ordinance but ConAm
will assign the commercial spaces.

Question: Does the development portion of the site back up to the houses on
Falcon Drive?

Answer: No, there will an open space area between the development site and the
houses on Falcon Drive.

Question: What is the height of the buildings? I don’t want to look at the top of
a roof.

Answer: Rob described the maximum height allowed in the OBC zoning district
and noted that at Falcon, elevation is at about 382 feet or 383 feet, meaning that
residents of those homes will look over the top of the development.

Question: There is a big oak tree on the site. What are your plans for the oak
tree?

Answer: We have retained an arborist to prepare a report; not sure which tree
you are referring to. If the tree is in the development area, most trees in that area
cannot be retained.

Question: Do you have other projects in the Portland metropolitan area?
Answer: None in the Portland metropolitan area but ConAm owns existing
properties in Oregon. ConAm did a project similar to the one proposed here in
Oceanside, California.

Question: How many driveways will you have and where will they be?
Answer: One shared driveway with 1-205 Corporate Park on Blankenship Road,
and one driveway on Tannler Drive.

Question: There will not be a traffic signal at the intersection of Tannler and
Blankenship?

Answer: That’s correct but ConAm has hired a traffic engineer to prepare a
traffic impact analysis to analyze traffic impacts at that intersection.

Question: What will the rent be?
Answer: At the upper end of the rent range.

Question: Will rents be similar to Beaverton, or downtown Portland?
Answer: Similar to Summerlin, in West Linn.

-0
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19.

20.

21.

22.

23.

24.

25.

26.

27.

Question: We are concerned that traffic will be diverted to Greene Street to
avoid the 10th Street intersection.

Answer: The traffic impact analysis will look at trip distribution. The applicant
prepares the traffic impact analysis and the city reviews it.

Question: What is the impact on public schools?
Answer: The approval criteria do not make this a requirement to analyze.

Question: Our property values will be damaged; what is the justification for
commercial?

Answer: Commercial uses are required to meet the OBC zoning district’s
requirements.

Question: What is the amount of parking required/provided?
Answer: About 354 off-street parking spaces.

Question: We are concerned about a left turn from Tannler to Blankenship being
available.

Answer: We do not know the solution yet for that intersection. The 2007 office
approval had more vehicle trips than this application will have.

Question: If a traffic signal is not installed at the intersection of Tannler and
Blankenship, more trips will go through neighborhood streets to the north.
Answer: The traffic impact analysis will analyze this.

Question: Do you need the driveway on Tannler Drive?
Answer: Yes.

Question: What about overflow parking?
Answer: The code does not require overflow parking.

Series of statements, not questions follows; all stated by the same person.

a. The offices can be vacant and the apartments occupied.

b. No chance that ConAm will continue to own the property.

c. Steepness of slope is huge issue; that’s why it’s not developed.

d. Tualatin Fire and Rescue District requires three entrances for over 200

dwelling units.

e. Appears to be on fast track before Transportation Safety [sic] Plan is
completed in October 2015.

f. Remaining OBC parcel could become a “gentleman’s club.”

-3
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28.

29.

30.

31.

32.

33.

34.

35.

g. Owner of remaining OBC parcel will not tell us what will happen with
open space area.

h. Will upper 3.0 acre open space be given to the city?
i. 2007 application resulted in no left turns at Tannler.
j- Project is four stories high and does not meet Savanna Oaks

Neighborhood Association Plan.
k. End run around zoning map amendment.

Question: What do you bring to the community?
Answer: Addresses the existing need for more housing.

Question: Where will parking be?
Answer: Pointed to it on the site plan exhibit.

Question: Will the project be five stories high?
Answer: No, four stories high.

Question: What about stormwater runoff?
Answer: A stormwater pond will be constructed on the site.

Question: Will the commercial uses be in a vacant garage?
Answer: No.

Question: Why don’t you create commercial spaces all in one area?
Answer: Will consider it.

Question: Will there be play areas for children?
Answer: Required to have open space areas. Looking at play area but haven’t
decided.

Question: Where will overflow parking go?
Answer: Not required to provide overflow parking.

_4-
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SUMMARY OF JULY 8, 2015
WILLAMETTE NEIGHBORHOOD ASSOCIATION MEETING

PRESENTATION BY CONAM PROPERTIES, LLC OF PROPOSED CLASS II DESIGN

A.

REVIEW APPLICATION
Introduction by Michael Selvaggio, Willamette Neighborhood Association President.

Presentation by Rob Morgan and Mike Robinson. Rob Morgan presented three (3)
exhibits: an aerial map showing the site, a site plan and an elevation of a typical
building.

Introduction by Rob Morgan. Described ConAm, the subject site and oriented guests to
the site. Said that ConAm is refining plans for development under the OBC zone.
Pointed out the development site on the zoning map. He noted that there will be a
commercial space in each of the seven (7) buildings. He noted that there will be 192
residential units. He noted that the site’s slope is 15% to 20% across the site. He
described a series of retaining walls terraced up the hillside. He noted that the first floor
of each building will contain commercial space and garages with multiple family
dwellings above the first floor.

Questions from guests at the meeting.

1. Question: Will the open space area on the north be dedicated, will there be a
trail, and will there be landscaping?
Answer: The open space area will not be developed nor landscaped, and not sure
if it will be dedicated to the city.

2. Question: Will you record a restrictive covenant prohibiting development?
Answer: Will consider recording a restrictive covenant.

3. Question: How high will the building be?
Answer: Rob read the CDC requirements for height.

4. Question: How many housing and commercial units and parking spaces will
there be?
Answer: 192 dwelling units, 7 commercial units and about 354 parking spaces.

5. Question: What will the density be, how many buildings will there be, and how
many floors will there be?
Answer: There will be 7 buildings and a clubhouse. Each building will have
three floors on the upper side and four floors on the lower side.

6. Question: Size of commercial uses?
Answer: Still working on that.

7. Question: Does the application meet the OBC zone purpose statement?
Answer: OBC zone purpose statement is not applicable approval criterion.

25432-0018/LEGAL126889221.1
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Question: What about access?
Answer: Access will be from two driveways, one on Blankenship and one on
Tannler.

Question: Is a transportation impact analysis required?
Answer: Yes.

Question: When will traffic mitigation be required?
Answer: Mitigation will be provided either with building permit or prior to
occupancy of units.

Question: Is the TPR applicable to this application, and is a transportation
impact study required?

Answer: The Transportation Planning Rule is not applicable but it is
implemented through CDC 55.100. A transportation impact study is required by
CDC 55.125.

Question: Mitigation of traffic impacts.
Answer: Waiting for traffic impact to be concluded.

Question: 500 sq.ft. is not “commercial development”; don’t see anyone
shopping here.
Answer: OBC zone requires commercial space in each building.

Question: What about vacancies?
Answer: Expect a low rate of vacancy in residential dwellings.

Question: Not doing this in good faith.
Answer: Following OBC zoning district’s requirements.

Question: Concerned about parking and parking on Tannler Drive.
Answer: Will meet CDC requirements for off-street parking.

Question: Commercial uses are spread out and not logical.
Answer: Commercial uses will be located along the main driveway and along
Tannler Drive.

Question: Example in Sherwood of commercial on bottom floor with two
stories; concerned about parking overflowing onto residential streets and the
condominiums.

Answer: ConAm will look at access to the private street.

Question: Will you give a guarantee in writing that you won’t sell, and how long
will you contractually agree to own the property?

Answer: Cannot commit to that but ConAm takes the long term view of project
development.

-0
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20. Question: Will all the residential units be rentals?
Answer: Yes.

21. Question: Will there be additional travel lanes on Blankenship?
Answer: The traffic impact analysis will look at this.

22.  Question: Person interprets CDC 21.050.2 as a residential space above each
commercial space.
Answer: Will respond in separate submittal.

23. Question: Does the TIA look at vehicular transportation only?
Answer: TIA looks at pedestrians and bicycles.

24, Question: Will be have speed bumps to prohibit cut-through traffic?
Answer: Don’t know.

25. Question: What is the expected percentage of vacancy?
Answer: In the greater Portland metropolitan area, vacancy rate is between 4 and
5%.

26.  Question: Thinks small businesses should be within walking distance.
Answer: No response.

27.  Question: What is size of commercial spaces?
Answer: About 500 square feet but still working on that.

28.  Question: Put shops on interior road?
Answer: No response.

29.  Repeat of same long list of statements by person at Savanna Oaks Neighborhood
Association meeting.

30.  Question: Underestimating number of parking spaces required.
Answer: Will meet CDC requirements.

31. Question: Site has problem with flow of water, causing black mold.
Answer: Will meet Public Works requirement.

32.  Question: Should eliminate the building to the west of the clubhouse site.
Answer: Unlikely to do so.

33. Question: Where will domestic water come from?
Answer: From two water pressure zones.

34.  Question: Where will residents go if there is a fire?
Answer: Buildings will be constructed to meet uniform fire code standards, and
units will be sprinklered.

-3
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35.  Question: Is open space required?
Answer: Yes, open space required by CDC 55.100.

36.  Question: Will the project include interior sidewalks?
Answer: Yes.

37. Question: Will there be a sidewalk on Tannler Drive?
Answer: Yes.

_4-
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Tannler Drive Mixed-Use Development
Preliminary Stormwater Management Plan

July 10, 2015
(Resubmitted July 20, 2015)

Submitted to:
ConAm Development

Prepared by:
Otak, Inc.

Gary Alfson PE

Project Manager

Ashley Cantlon, PE

Water Resources Engineer

Jeremy Tamargo El

Water Resources Engineer Designer

HanmiCGlobal Partner
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Preliminary Stormwater Management Plan

Introduction

The Tannler Drive Mixed-Use project, hereafter referred to as the Tannler Drive development, is a
proposed mixed-use development in the City of West Linn, Oregon. The development consists of
commercial and multi-family residential housing, sidewalks, roadways, utilities, and a stormwater
management system. The stormwater management system will include a collection and conveyance
system, a flow-through planter, a regional water quality swale, and a detention pond. This
Stormwater Management Plan documents compliance of the Tannler Drive stormwater
management system with the Wesz Linn Surface Water Management Plan (City of West Linn, 2000), the
City of West Linn Public Works Design Standards (City of West Linn, 2010), City of Portland Stormmwater
Management Manual (COP, 2014), and the Stormmwater Standards for Clackamas County Service District No. 1
(Clackamas County, 2013). Included are descriptions of the existing and proposed hydrologic
conditions, as well as design details of the proposed onsite stormwater management facilities.

Site Description

The Tannler Drive development project is located along the west side of Tannler Drive, north of its
intersection with Blankenship Road. The project proposes to develop portions of 3 existing taxlots
containing approximately 11 acres of mainly undeveloped land. Existing site conditions consist of
undisturbed ground covered with native vegetation (grasses, bushes, and shrubs), and areas of oak
and Douglas fir trees. Approximately 0.6 acres of the lot are currently developed, however for the
purposes of this analysis the site is assumed to be fully undeveloped, allowing for a conservative
preliminary design.

The project site is located on steep (9- to 24-percent slopes) terrain that slopes from north to south
toward Blankenship Road. Underlying soils consist primarily of Witzel very stony silt loam, and are
underlain by relatively shallow bedrock. This type of soil is classified as Hydrologic Soil Group D,
which is characterized by very low infiltration rates and high runoff potential. Attachment B
contains a soils map and information from the Natural Resources Conservation Service (NRCS).

Figure 1 is a vicinity map that shows the project site location.
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Preliminary Stormwater Management Plan

Figure |: Vicinity Map

Design Criteria

Development of the project area will follow three sets of design criteria for stormwater

management:
o West Linn Surface Water Management Plan (City of West Linn, 2000)

o City of West Linn Public Works Design Standards (City of West Linn, 2010)
o City of Portland S tormmwater Management Mannal (COP, 2014)

Design Approach

The Tannler Drive project site is under the jurisdiction of the City of West Linn. Proposed
developments must meet the requirements set forth in the West Linn Surface Water Management
Plan and Public Works Design Standards. These standards include requirements to provide adequate
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Preliminary Stormwater Management Plan

stormwater conveyance during design storm events, mitigate for increased stormwater runoff, and
reduce runoff pollutants using design guidelines set forth in the City of Portland Stormwater
Management Manual. The City of West Linn (hereafter referred to as the City) requires detention of
stormwater runoff such that post-developed flows generated by the 2-year, 5-year, 10-year, and 25-
year storm events shall not exceed corresponding discharge rates under pre-developed conditions.

The City of Portland Stormwater Management Manual was used for water quality facility design
guidance along with Clackamas County’s water quality flow rate, defined as the amount runoff
generated by 1 inch of rainfall in 24-hours.

Existing Drainage

The Tannler Drive project will be constructed on an undeveloped hillside with existing slopes
ranging between 9 and 24 percent. Existing elevations throughout the property vary from
approximately 390 feet along the north edge of the property, to 215 feet along the southern lot
boundary. There is no existing drainage infrastructure on the property.

Floodplain

FEMA Flood Insurance Rate Maps for Clackamas County identify floodplains for the Willamette
River, but not within the project limits. The FEMA map included in Attachment C (Firmette ID
41005C0257D) show floodplain limits located approximately 1/5 mile downstream of the project
site.

Drainage Basins

The stormwater management system for the Tannler Drive development project will contain a
regional treatment swale and detention pond. Stormwater runoff from the entire development
(approximately 9.95 acres of pervious and impervious area) will be collected and conveyed to the
swale for treatment of flows up to and including the water quality design storm. Larger flows will
bypass around the swale to the regional detention pond, which will attenuate and discharge site
flows into the existing public stormwater conveyance system located in Blankenship Road. Existing
and project conditions maps are included in Attachment A.

Existing Conditions

Drainage on the existing site flows overland from north to south across undeveloped ground with
brushy vegetated cover. Runoff flows down the slope and is intercepted by vegetation, local
depressions in the soil, and shallow ditches long the adjacent roads. Stormwater runoff that exceeds
the capacity for the receiving ditches currently enters the existing 12-inch diameter drainage systems
in Blankenship Road and Tanner Drive before entering a 30-inch diameter main conveyance system
at the intersection of Blankenship Road and Tanner Drive. This main conveyance system extends
approximately 1 mile to an outfall at the Willamette River.

Tannler Drive Mixed-Use Development 3
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Preliminary Stormwater Management Plan

Proposed Conditions

Of the 11 acres within the lot boundary, 9.95 acres will require stormwater management. 1.17 acres
are not included in this analysis, as they are located downhill of the project site and stormwater
management system, and will remain undeveloped. Post-development stormwater runoff flow
patterns will generally follow those described for existing conditions, when viewed from a regional
perspective: post-development stormwater runoff will continue to drain to the downstream roadway
drainage system, which currently receives runoff from the project site area. It is assumed that the
existing drainage system will contain capacity to accommodate detained flows from the proposed
development. Drainage basins have been delineated for areas which will contribute runoff to the
onsite pond and grassy swale upon project completion. A proposed drainage basin and site layout is
shown on Figure 3 in Attachment A.

Table 1 presents the contributing areas from the proposed Tannler Drive development project
limits. Pervious areas under developed conditions will be a combination of approximately 1.64 acres
of lawn, which produces higher runoff rates, and 3.17 acres of undisturbed, highly vegetated area
uphill from the development located along Falcon Drive, Summerhinn Way, and the Tannler Drive
project site. For the purposes of providing a conservative preliminary analysis and stormwater
management design, the full 4.81 acres of pervious area were modeled as developed lawn.

Table |: Proposed Tannler Drive Project Areas
Area Type Area (acres)
New Impervious Area 5.14
Project Pervious Area (lawn) 1.64
Project Pervious Area (undisturbed) 3.17
Total Project Drainage Area 9.95

Hydrology

Catchment areas for existing and proposed basins were modeled using HydroCAD® 10.0 software.
Drainage basin areas described previously, as well as rainfall distributions, curve numbers, and times
of concentration were entered into each catchment to create runoff hydrographs using the Santa
Barbara Urban Hydrograph (SBUH) runoff method. Under existing conditions, the basin behaves
like a more natural, contiguous watershed, and a single time of concentration was applied to the
entire basin. In order to more accurately represent the post-development runoff hydrograph from a
given basin, the impervious and pervious areas were input into separate catchments and flows were
calculated separately to allow different times of concentration to be used for different land uses.
Resulting hydrographs were then added together to produce a combined peak runoff flow rate. This
calculation approach isolates the impervious surfaces from the pervious areas, and accounts for the
rapid initial runoff from impervious surfaces followed by runoff from pervious surfaces within the
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Preliminary Stormwater Management Plan

basin.
Rainfall Depth

Rainfall depths for the storm events of interest, obtained from NOAA Atlas maps were applied to
the Natural Resource Conservation Service (NRCS) Type 1A rainfall distribution and routed
through the pre- and post-developed watershed basins.

Table 2: Precipitation Depths
Recurrence Interval Precipitation Depth (in)
2-Year 2.50
5-year 3.00
10-Year 3.40
25-Year 3.90
100-Year 4.50

Curve Number

Curve Numbers (CN), listed in Table 3 for impervious and pervious areas during existing and post-
development conditions were selected using Table 2-2a — Runoff Curve Numbers for Urban Areas
from Technical Release 55: Urban Hydrology for Small Watersheds (TR-55) (see Attachment D).

Table 3: Runoff Curve Numbers

Hydrologic Curve
Category Cover Type Soil Group | Number
Impervious Area Pavement, roofs, sidewalks D 98
Existing Pervious Area Brush D 77
Post-development Pervious Area | Open Space, Good Condition D 80

Time of Concentration

The time of concentration (ToC) represents the maximum time needed for all areas of the basin to
be contributing to the outflow hydrograph. Time of concentration values for each contributing
drainage basin during existing conditions were calculated using the method provided by the SCS
Technical Release 55 (SCS 1986) in HydroCAD. The minimum allowable time of concentration for
any drainage basin is five minutes.

Existing Conditions
The pre-project area was modeled as one existing drainage basin and one time of concentration was
calculated. Using the time of concentration calculation method programed into HydroCAD (similar
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Preliminary Stormwater Management Plan

to the TR55 method), it was assumed that existing runoff behavior consists of 50 feet of sheet flow,
while the remaining 900 feet to the point of compliance was assumed to be shallow concentrated
flow on steep slopes. A ToC of 6.4 minutes was calculated and applied to this analysis.

Proposed Conditions

Times of concentration are much lower post-development due to the additional impervious area
created in the basin, which consequently increases the overall curve number within the basin. The
time of concentration for post-development conditions within each drainage basin was assumed to
be five minutes; a conservative assumption for preliminary calculations based on the high
impervious percentages resulting from development.

Drainage Basin Runoff

Stormwater runoff rates for each basin, during existing and proposed conditions, were calculated
using HydroCAD®), as described above. The total existing runoff rate generated by the existing
areas within the project site was calculated to set targets for water quantity mitigation in the pond.
The existing runoff rate for the project area was determined by computing a runoff hydrograph and
routing it through a storage node with a flow control structure representing a detention pond.
Table 4 lists the existing runoff rates calculated for the project site.

Table 4: Existing Conditions Runoff Rates
Storm Event Runoff Flow Rate (cfs)
2-year 1.25
5-year 2.08
10-year 2.82
25-year 3.80
100-year 5.06

Runoff rates for each drainage basin during post-developed conditions are included in the output
report from HydroCAD (see Attachment F). Runoff from each of these basins was routed to the
onsite pond via the proposed stormwater conveyance system described below.

Water Quality

Runoff from the water quality storm event is generated by 1-inch of precipitation falling in a 24-
hour period, as defined by Clackamas County Water Environment Services (WES). Approximately
5.14 acres of new impervious area will be created with the new development. Runoff from the
developed area will be treated using a grassy swale as described below.

Pretreatment
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Preliminary Stormwater Management Plan

A pollution control manhole will be located upstream of the regional grassy swale facility to remove
floatable material and allow some solids to settle out before being discharged into the swale. A City
of West Linn standard pollution/flow control manhole will be installed in the private roadway right-
of-way at the downstream end of the main conveyance line following a flow split that will direct low
flows through the pollution control manhole and swale, and high flows directly into the detention
pond.

Grassy Swale

The City of West Linn refers to the City of Portland Stormwater Management Manual for water
quality facility design guidance. Parameters for this type of facility, as defined by the City of
Portland, include:

e Minimum two foot bottom width

e Maximum 4H:1V side slopes

o Maximum design velocity of 0.9 ft/s

e Minimum hydraulic residence time of nine minutes

e Manning n value of 0.25

e One foot of freeboard between the water quality surface elevation

e Minimum length is 100 feet

o Flow spreaders shall be placed every 50 feet in swales with a bottom width greater than 6 feet.

A swale was preliminarily designed for the proposed project site using these parameters with the
following dimensions:

e Bottom width = 7 feet

» Longitudinal slope = 0.6%

o Length = 133 feet

e Depth = 18 inches

o Side slopes = 4H:1V

Calculations for the proposed grassy swale are included in Attachment E.

LIDA Planter

The frontage along Tannler Drive will have a new eight-foot wide sidewalk within the public right-
of-way, set along the back of the existing street curb line. This new impervious area (approximately
5,200 square feet) will be treated using a Low Impact Development Approach (LIDA) flow-through
planter within the proposed dedicated right-of-way on the back side of the sidewalk. The sidewalk
sheds toward the street, combining with roadway runoff in the existing Tannler Drive curb and
gutter system. Tannler Drive has a slope of approximately 13 percent with existing catch basins
collecting gutter flows. Since the sidewalk runoff will be combined with the existing roadway runoff,
the City is open to an approach which allows an equivalent area of roadway runoff to be treated in
place of sidewalk runoff. The LIDA planter shown on Figure 2 will collect 5,200 sf of sidewalk and
existing roadway for treatment. Table 5 summarizes the LIDA planter sizing.
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Preliminary Stormwater Management Plan

Table 5: LIDA Planter Sizing Summary

Contributing Impervious Area 5,200 square feet
LIDA Sizing Factor 6%
LIDA Treatment Area 312 square feet

Water Quantity

The discharge rate from the proposed development into the Blankenship Road drainage system
must be less than or equal to the peak flow rate from pre-developed 2-year, 5-year, 10-year, and 25-
year recurrence interval storm events, per City of West Linn water quantity standards. Pre- and post-
development flow rates from the pond are listed in Table 6.

Detention Pond

Water quantity requirements will be met by routing proposed runoff into a single detention pond,
located at the southwest corner of the development. Post development runoff rates were routed
through this pond, which was sized to match release rates of existing conditions using storage and a
flow control structure before directing stormwater into the existing downstream stormwater
conveyance system.

Flow Control Structure

Peak flow attenuation will be achieved using a standard City of West Linn flow control structure on
the pond outlet pipes. The low-flow control orifice plate will include a low-flow control orifice to
regulate the release of the 2-year storm event. A second orifice will be located higher to regulate the
release of the 5- and 10-year flow events, and a notched weir will be incorporated into the riser
structure to regulate the 25-year flow rate. The result will be slight over-detention of the 10-year and
25-year storm events. Table 6 summarizes the flow control structure for the proposed pond, and
Attachment F includes additional orifice and weir data from the HydroCAD model.

Table 6: Flow Control Structure Summary
Flow Control Device Dimension/Elevation
2-yeat Flow Control Orifice Diameter/Elevation 5.17/270
5/10-year Flow Control Orifice Diameter/Elevation 6.37/273.3
High-Flow Control Weir Length/Elevation 127/274.4

Release Rates

The flow control structure was sized using an iterative process in the HydroCAD model, adjusting
the storage volume and outflow structure until the pond outflow rates for the design storm events
were less than or equal to the calculated existing basin runoff rates. The resultant project condition
runoff rates and release rates from the pond are listed in Table7, along with the existing basin runoff
rates for comparison.
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Preliminary Stormwater Management Plan

Table 7: Pre- and Post-development Release Rate Comparison
Existing Runoff Proposed Developed
Storm Event Rate (cfs) Undetained Rate (cfs) Proposed Release Rate (cfs)
2-year 1.25 3.78 1.24
5-year 2.08 4.85 2.07
10-year 2.82 5.74 2.47
25-year 3.80 6.88 3.60

Pond Capacity

The pond has capacity to contain the detained flow up to and including the 25-year storm event,
with 1 foot of freeboard . Table 8 lists the pond water surface elevation and subsequent pond volume
from the HydroCAD model during each of the design storm events.

Table 8: Pond Volumes and Water Surface Elevations
Storm Event Water Surface Elevation (ft) Volume (cf)
2-year 273.29 8,930
5-year 273.8 10,977
10-year 274.31 13,242
25-year 274.82 15,725
100-year* 275.23 17,119

*Volume not contained within the pond, discharge through emergency overflow occurs.

Pond Emergency Overflow

Either a separate riser pipe or an emergency overflow weir at the top of the pond embankment
adjacent to the proposed development will be designed to convey the entirety of the 100-year storm
event runoff rate should the primary flow control outfall be compromised, or its capacity exceeded.
Attachment F includes emergency overflow weir sizing, which was calculated using Hydraflow
Express software as well as sizing for an overflow riser as an alternative option if the weir is not able
to be configured in a way that provides a safe overflow route. Should a storm event exceed the
maximum capacity of the ponds, the excess stormwater in the pond will either spill through the
emergency overflow weir, directing flows downhill across the preserved lot area and into the
roadway conveyance system or into the overflow riser, which will convey flows into the main
conveyance line downstream of the pond.

Conveyance

A stormwater conveyance pipe network within the Tannler Drive development will be designed in
accordance with City of West Linn standards for storm sewer pipe networks. The stormwater
conveyance network will collect and convey runoff flows to the onsite stormwater pond. The
conveyance system will be sized using the Rational Method to meet the following criteria:
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Preliminary Stormwater Management Plan

« Five minute minimum time of concentration

e Minimum pipe slope of 0.0055 ft/ft with minimum velocity of 2 ft/second
e  Minimum pipe roughness coefficient of 0.013

e Design storm = 100-year event.

Conclusions

The stormwater management approach for the Tannler Drive Mixed-Use development project is to
provide onsite stormwater collection, conveyance, water quality treatment, and detention designed

to meet City standards. The conveyance system will be sized to convey the 100-year storm event.
Water quality requirements will be met using a regional grassy swale using a one-inch water quality
design storm and City of Portland design standards. The onsite regional detention pond will be
designed to release post-development runoff flows at a rate less than or equal to existing peak runoff
rates for the 2-year, 5-year, 10-year, and 25-year storm events.
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Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:
Survey Area Data:

Clackamas County Area, Oregon
Version 9, Sep 19, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:
2014

Jul 26, 2014—Sep 5,

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.
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Hydrologic Soil Group—Clackamas County Area, Oregon

ConAm West Linn

Hydrologic Soil Group

Hydrologic Soil Group— Summary by Map Unit — Clackamas County Area, Oregon (OR610)
Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

25 Cove silty clay loam D 0.1 0.2%

78B Saum silt loam, 3 to 8 C 4.7 9.5%
percent slopes

78C Saum silt loam, 8t0 15 |C 71 14.4%
percent slopes

89D Witzel very stony silt D 37.2 75.9%
loam, 3 to 40 percent
slopes

Totals for Area of Interest 49.1 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive precipitation
from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands. These soils have a high rate of water transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay layer
at or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in their
natural condition are in group D are assigned to dual classes.

USDA  Natural Resources Web Soil Survey 6/6/2015
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Hydrologic Soil Group—Clackamas County Area, Oregon ConAm West Linn

Rating Options

Aggregation Method: Dominant Condition
Component Percent Cutoff: None Specified
Tie-break Rule: Higher

USDA  Natural Resources Web Soil Survey 6/6/2015
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Attachment C: FEMA Floodplain Map

Ola

HanmiGlobal Partner
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500

PANEL 0257D

FLOOD INSURANCE RATE MAP

CLACKAMAS COUNTY,
OREGON

@IETY @F T‘WE@T AND INCORPORATED AREAS
ém . PANEL 257 OF 1175

(SEE MAP INDEX FOR FIRM PANEL LAYOUT)
CONTAINS:
COMMUNITY NUMBER PANEL SUFFIX

CLACKAMAS COLNTY 415588 0257 D
OREGON CITY, CITY OF 410021 0257 D
WEST LINN, CITY OF 410024 0257 D

.
l Ve,
y -L;_ - s . od o v g J
|i s : Y o A i Motice to User: The Map Number shown below should be
;’J *\ i lﬂ‘ - - ' ~ = |

used when placing map orders; the Community Number shown
above should be used on insurance applications for the subject

MAP NUMBER
41005C0257D

EFFECTIVE DATE
JUNE 17, 2008

This is an official copy of a portion of the above referenced flood map. It
| was extracted usmg F-MIT On-Line. This map does not reflect changes

title block, For the latest product information about Mational Flood Insurance
Frogram flood maps check the FEMA Flood Map Store at www. msc.fema. gov
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Attachment D: TR 55 Table 2-2a Runoff Curve
Numbers

Ola

HanmiGlobal Partner
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Page 1 of 1

Cuorve numbers for
Cowver deacription e hydraloglhe 201l group --————-
Average percent
Caover type and hydrologle condition EnpREryloms area & A R C i}
Fully developed rban areas (vagetation establishad)
Open space (lawns, parks, golf courses, cemeterbes, ete) &
Poor condition {@rass cover < 58, 65 T4 Bl 1]
Falr condition (grass cover B to TE}E-} A8 e Y ]
Geeod condition (grass cover = THH) . 0 B1 T4 @
Impervious aress:
Paved parking lota, roofs, drlvewaw, ate,
{exchadimg right-olwayb.., s kL] o]
Streets and roads:
Paved; curbs and storem sewers {exeloding
right-of-wsy e b e s st e ] E] s
Paved; open ditches rm}ud.'mg right-of wa:.rj =1 i) -rid B
Gravel (inehoding right-of-way} i &6 5D o1
THrt (inehadimg rhehid-of-wayh T2 52 a7 =)
Westarn desert urban arvas
Madural desert lapadscaping (pervious aress only) & .o 541 il =143 85
Artifickal desert bandscaging (i pervions weed barrier,
desert. shrob with 1- to 2-inch sand or gravel mualch
anr] s BOTdRE) .. e e s BE ] bA BE
Urban districts
Commercial and business ettt e it et s a5 & B2 <2} BE
LT T T 2 51 55 o1 4
Residential dksl.nm h_'r awzrage ]l:-L sm_
14 acre or leas {town houses) .. — i T &b Gd B
L acre .. as il i A3 g
L3 acre a0 BT T2 81 &6
112 acve . 26 B4 T 0 i1
1 mere ... 20 51 53 e #
Tacres.., 12 46 43 7 74
Developing urban areas
Newly graded sress
(pervieus areas only, no vegelation) & i B o1 4

Idle lands (CN's are determbned nsing eover types
smilar to those intable 2-2¢ 0,

! Average ranoll condition, awd 1, = 025

2 The avernge percent impery ous area shown was tsed 10 develop the composite CH's. Other assumplions ane ns follows: imperdons aeas ae:
directly conmected to the desinsge spstem, inpervious seas bave a TN of 88, and pervious aress are considered equivalent w open space i
good hydrolegic coredidon. CN's for ot her combinations of conditbons may be cormputed using Bgure 22 or 2.4,

3 ('S ahoowy soe edivalent 10 those of pasie, Conpaosite CRs may be companed Tor sher conilnations of ofen space
cover Iype.

& Conposite: CN's for nadurml desernt lnndscagidng shoubd be compuied asing flpames 25 or 24 based on the impervions ams. peaceniago
(CN = 980 aned the pervious area O, The pervions area CN's are aesumed equivalenm w desert shoulr in poor hislrologie condition

¢ Conposite CNs 10 use for the design of lemporany mensures during grading and coretruction should be conputed using figurs 22 ar 24
e ot diegres of devel oprsend dpervions area percentage) snd e O for te newly graded  perviows anass.
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Page 1 of 1

Curve roumbeers for

Cover description ———— hydrelogic soil group —————-
Hydraloghe
Caver type condition A B G 1]
Pasture, grassland, or range—eontingonus Foor B4 i A8 2
forragte for (i, & Fair 44 i Fi] s
Gowmd a il Td &0
Meadow—conbinuous grass, protectad from — oL 53 Tl i
grazing and generally mowed for hay.
Ensh—brsh-weed-grass mipcture with brosh Poor 44 o7 Fil
the major ¢lement. Fair &5 ] i
Good S04 45 L]
Wosbs—grass comb ination (orchard Poor 7 3 %2 i)
oF tres farmn). & Fair 43 B4 Td B2
Good &5 b T2 it
Waoads, i Poar 45 5] i) i+
Falr 248 1] 3 T
Good oW 55 O 7
Farmateads—bulldings, lanes, driveways, — il T4 H2 &6

sl surrourding s,

I sverage nmaff condition, and 1, = 055
2 Foprs =B grovnd cover or hesvily meamed with no noudeh,
Fairs 5o T5% grourd cover ared not hesovily grseed.
Gropd = THE groaned cover and Hghtly or only oceasionadly grased,
3 Poer <500 geound cover.
Frir: B0 T grourd cover,
oo =TEH grod cover,
4 Arhel curve momber ix less than 20; use CN = 20 for nmaff computations.
oGNS shown were oompuated For areas with 509 woods and 5066 grass (pasture] cover. Other combinations of conditions ey be conpated
fromm e CH's for woods and pastuns,
9 Foor: Forest liter, soall trees, anc bnesh are destroped by hesoy grasing or regular baming,
Fair: Woods are grazed bul not burned, and sorme forest 1iler covers 1l soil,
Good: Waoots are protected fron grazing, and litter and brush adequatedy cover the sl
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Attachment E: Swale Sizing Summary
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HanmiGlobal Partner
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Tannler Drive Development Project

S

Height @
Qpeak = Peak flow rate, cfs f fd
1

Diagram of Swale Variables Used in Spreadsheet

User-Supplied Data

Variable Name Unit
Side Slope 1 SS1 41SS1:1
Side Slope 2 SS2 41SS2:1
Swale Width w 7 |feet
Lengthwise Slope S 0.006 [feet/foot
Peak Flow Rate Qpeak 1.05|cfs
Swale Height Height 1.5(feet
Manning Coefficient n 0.25

Computed Data

Variable Name Unit

Depth d 5.73 inches
Cross-sectional Area A 4.26 sf
Wetted Perimeter WP 10.94 feet
Hydraulic Radius R 0.39 feet
Computed Peak Qpkcalc 1.05 cfs

Flow Rate
Computed Peak Vpkcalc 0.25 ft/sec

Velocity
[Computed Length L 133 feet |
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Attachment F: Detention Pond Calculations

Ola

HanmiGlobal Partner
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Existing Conditions

()

E - Basin A

2-year = 1.25cfs 5-year = 2.08cfs

10-year = 2.82cfs 25-year = 3.80cfs

Proposed Conditions

@ @ 2-year = 1.24cfs 5-year = 2.07cfs

P - Imperwous P -/Pervious
10-year = 2.47cfs 25-year = 3.60cfs

P - Pond (Det Only)

Reach Routing Diagram for WL_ConAm-JCT
Prepared by Otak, Inc., Printed 7/9/2015

HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC
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WL_ConAm-JCT

Prepared by Otak, Inc.
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC

Printed 7/9/2015
Page 2

Area Listing (selected nodes)

Area CN Description
(acres) (subcatchment-numbers)

4.810 80 >75% Grass cover, Good, HSG D (22S)
9.950 77 Brush, Fair, HSG D (1S)

5.140 98 Paved parking, HSG D (21S)

19.900 83 TOTAL AREA

8/26/15 PC Meeting
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WL_ConAm-JCT Type IA 24-hr 2-yr Rainfall=2.50"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 3

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=0.74"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=1.25 cfs 0.614 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=2.27"
Tc=5.0 min  CN=0/98 Runoff=2.96 cfs 0.973 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=0.89"
Tc=5.0 min CN=80/0 Runoff=0.85 cfs 0.356 af

Pond 23P: P - Pond (Det Only) Peak Elev=273.29' Storage=0.205 af Inflow=3.78 cfs 1.329 af
Outflow=1.24 cfs 1.329 af

Total Runoff Area = 19.900 ac Runoff Volume = 1.943 af Average Runoff Depth = 1.17"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr 5-yr Rainfall=3.00"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 4

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=1.07"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=2.08 cfs 0.888 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=2.77"
Tc=5.0 min CN=0/98 Runoff=3.59 cfs 1.186 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=1.25"
Tc=5.0 min CN=80/0 Runoff=1.31 cfs 0.501 af

Pond 23P: P - Pond (Det Only) Peak Elev=273.80" Storage=0.252 af Inflow=4.85 cfs 1.687 af
Outflow=2.07 cfs 1.687 af

Total Runoff Area = 19.900 ac Runoff Volume = 2.575 af Average Runoff Depth = 1.55"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr 10-yr Rainfall=3.40"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 5

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=1.36"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=2.82 cfs 1.125 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=3.17"
Tc=5.0 min  CN=0/98 Runoff=4.09 cfs 1.356 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=1.56"
Tc=5.0 min CN=80/0 Runoff=1.70 cfs 0.624 af

Pond 23P: P - Pond (Det Only) Peak Elev=274.31' Storage=0.304 af Inflow=5.74 cfs 1.981 af
Outflow=2.47 cfs 1.981 af

Total Runoff Area = 19.900 ac Runoff Volume = 3.106 af Average Runoff Depth = 1.87"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr 25-yr Rainfall=3.90"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 6

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=1.73"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=3.80 cfs 1.438 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=3.67"
Tc=5.0 min CN=0/98 Runoff=4.71 cfs 1.570 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=1.96"
Tc=5.0 min CN=80/0 Runoff=2.22 cfs 0.785 af

Pond 23P: P - Pond (Det Only) Peak Elev=274.82" Storage=0.361 af Inflow=6.88 cfs 2.355 af
Outflow=3.60 cfs 2.355 af

Total Runoff Area = 19.900 ac Runoff Volume = 3.793 af Average Runoff Depth = 2.29"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr 100-yr Rainfall=4.50"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 7

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=2.21"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=5.06 cfs 1.833 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=4.26"
Tc=5.0 min CN=0/98 Runoff=5.45 cfs 1.826 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=2.46"
Tc=5.0 min CN=80/0 Runoff=2.87 cfs 0.987 af

Pond 23P: P - Pond (Det Only) Peak Elev=275.23" Storage=0.410 af Inflow=8.27 cfs 2.813 af
Outflow=5.53 cfs 2.813 af

Total Runoff Area = 19.900 ac Runoff Volume = 4.646 af Average Runoff Depth = 2.80"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr WQ Rainfall=1.00"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 8

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=0.05"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=0.05 cfs 0.040 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=0.79"
Tc=5.0 min  CN=0/98 Runoff=1.05 cfs 0.339 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=0.08"
Tc=5.0 min CN=80/0 Runoff=0.03 cfs 0.033 af

Pond 23P: P - Pond (Det Only) Peak Elev=270.75" Storage=0.034 af Inflow=1.05 cfs 0.372 af
Outflow=0.59 cfs 0.372 af

Total Runoff Area = 19.900 ac Runoff Volume = 0.412 af Average Runoff Depth = 0.25"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr WQ-BES Rainfall=0.83"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 9

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SBUH method, Split Pervious/Imperv.
Reach routing by Dyn-Stor-Ind method - Pond routing by Dyn-Stor-Ind method

Subcatchment1S: E - Basin A Runoff Area=9.950 ac 0.00% Impervious Runoff Depth=0.02"
Flow Length=981" Tc=6.4 min CN=77/0 Runoff=0.02 cfs 0.014 af

Subcatchment21S: P - Impervious Runoff Area=5.140 ac  100.00% Impervious Runoff Depth=0.63"
Tc=5.0 min  CN=0/98 Runoff=0.83 cfs 0.269 af

Subcatchment22S: P - Pervious Runoff Area=4.810 ac  0.00% Impervious Runoff Depth=0.04"
Tc=5.0 min CN=80/0 Runoff=0.02 cfs 0.015 af

Pond 23P: P - Pond (Det Only) Peak Elev=270.57' Storage=0.025 af Inflow=0.83 cfs 0.284 af
Outflow=0.52 cfs 0.284 af

Total Runoff Area = 19.900 ac Runoff Volume = 0.298 af Average Runoff Depth = 0.18"
74.17% Pervious = 14.760 ac  25.83% Impervious = 5.140 ac
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WL_ConAm-JCT Type IA 24-hr 2-yr Rainfall=2.50"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 1

Summary for Pond 23P: P - Pond (Det Only)

Inflow Area = 9.950 ac, 51.66% Impervious, Inflow Depth = 1.60" for 2-yr event

Inflow = 3.78cfs@ 7.94 hrs, Volume= 1.329 af

Outflow = 124 cfs@ 9.08 hrs, Volume= 1.329 af, Atten=67%, Lag= 68.3 min
Primary = 124 cfs@ 9.08 hrs, Volume= 1.329 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev=273.29' @ 9.08 hrs Surf.Area= 0.088 ac Storage= 0.205 af

Plug-Flow detention time=70.0 min calculated for 1.328 af (100% of inflow)
Center-of-Mass det. time=70.3 min ( 791.8 - 721.5)

Volume Invert  Avail.Storage Storage Description

#1 270.00' 0.511 af 35.00'W x 50.00'L x 6.00'H Prismatoid Z=3.0
Device Routing Invert Outlet Devices

#1  Primary 270.00" 12.0" Round CMP_Round 12"

L=50.0" CPP, square edge headwall, Ke= 0.500
Inlet / Outlet Invert= 270.00'/ 269.50' S=0.0100"" Cc=0.900
n= 0.011, Flow Area= 0.79 sf

#2  Device 1 270.00' 5.1" Horiz. 2-yr OR C=0.600 Limited to weir flow at low heads
#3  Device 1 273.30' 6.3" Horiz. 5/10-yr OR C=0.600 Limited to weir flow at low heads
#4  Primary 274.40' 1.0'long x 0.5' breadth 25-yr BCR Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32
#5  Primary 275.50" 10.0'long x 0.5' breadth Emergency Overflow Weir
Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32

Primary OutFlow Max=1.24 cfs @ 9.08 hrs HW=273.29' (Free Discharge)
=CMP_Round 12" (Passes 1.24 cfs of 6.31 cfs potential flow)
1:2=2-yr OR (Orifice Controls 1.24 cfs @ 8.73 fps)
3=5/10-yr OR ( Controls 0.00 cfs)
=25-yr BCR Weir ( Controls 0.00 cfs)
=Emergency Overflow Weir ( Controls 0.00 cfs)
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WL_ConAm-JCT Type IA 24-hr 5-yr Rainfall=3.00"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 2

Summary for Pond 23P: P - Pond (Det Only)

Inflow Area = 9.950 ac, 51.66% Impervious, Inflow Depth = 2.03" for 5-yr event

Inflow = 485cfs@ 7.93 hrs, Volume= 1.687 af

Outflow = 207 cfs@ 8.46 hrs, Volume= 1.687 af, Atten=57%, Lag= 31.7 min
Primary = 207 cfs@ 8.46 hrs, Volume= 1.687 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev= 273.80' @ 8.46 hrs Surf.Area= 0.097 ac Storage= 0.252 af

Plug-Flow detention time=79.1 min calculated for 1.687 af (100% of inflow)
Center-of-Mass det. time=78.4 min ( 794.5-716.1)

Volume Invert  Avail.Storage Storage Description

#1 270.00' 0.511 af 35.00'W x 50.00'L x 6.00'H Prismatoid Z=3.0
Device Routing Invert Outlet Devices

#1  Primary 270.00" 12.0" Round CMP_Round 12"

L=50.0" CPP, square edge headwall, Ke= 0.500
Inlet / Outlet Invert= 270.00'/ 269.50' S=0.0100"" Cc=0.900
n= 0.011, Flow Area= 0.79 sf

#2  Device 1 270.00' 5.1" Horiz. 2-yr OR C=0.600 Limited to weir flow at low heads
#3  Device 1 273.30' 6.3" Horiz. 5/10-yr OR C=0.600 Limited to weir flow at low heads
#4  Primary 274.40' 1.0'long x 0.5' breadth 25-yr BCR Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32
#5  Primary 275.50" 10.0'long x 0.5' breadth Emergency Overflow Weir
Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32

Primary OutFlow Max=2.07 cfs @ 8.46 hrs HW=273.80" (Free Discharge)
=CMP_Round 12" (Passes 2.07 cfs of 6.87 cfs potential flow)
1:2=2-yr OR (Orifice Controls 1.33 cfs @ 9.39 fps)
3=5/10-yr OR (Orifice Controls 0.74 cfs @ 3.41 fps)
=25-yr BCR Weir ( Controls 0.00 cfs)
=Emergency Overflow Weir ( Controls 0.00 cfs)
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WL_ConAm-JCT Type IA 24-hr 10-yr Rainfall=3.40"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 3

Summary for Pond 23P: P - Pond (Det Only)

Inflow Area = 9.950 ac, 51.66% Impervious, Inflow Depth = 2.39" for 10-yr event

Inflow = 574 cfs@ 7.93 hrs, Volume= 1.981 af

Outflow = 247 cfs@ 8.45 hrs, Volume= 1.981 af, Atten=57%, Lag= 31.2 min
Primary = 247 cfs@ 8.45 hrs, Volume= 1.981 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev=274.31' @ 8.45 hrs Surf.Area= 0.106 ac Storage= 0.304 af

Plug-Flow detention time=83.7 min calculated for 1.979 af (100% of inflow)
Center-of-Mass det. time=83.9 min ( 796.2 - 712.2))

Volume Invert  Avail.Storage Storage Description

#1 270.00' 0.511 af 35.00'W x 50.00'L x 6.00'H Prismatoid Z=3.0
Device Routing Invert Outlet Devices

#1  Primary 270.00" 12.0" Round CMP_Round 12"

L=50.0" CPP, square edge headwall, Ke= 0.500
Inlet / Outlet Invert= 270.00'/ 269.50' S=0.0100"" Cc=0.900
n= 0.011, Flow Area= 0.79 sf

#2  Device 1 270.00' 5.1" Horiz. 2-yr OR C=0.600 Limited to weir flow at low heads
#3  Device 1 273.30' 6.3" Horiz. 5/10-yr OR C=0.600 Limited to weir flow at low heads
#4  Primary 274.40' 1.0'long x 0.5' breadth 25-yr BCR Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32
#5  Primary 275.50" 10.0'long x 0.5' breadth Emergency Overflow Weir
Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32

Primary OutFlow Max=2.47 cfs @ 8.45 hrs HW=274.31" (Free Discharge)
=CMP_Round 12" (Passes 2.47 cfs of 7.39 cfs potential flow)
1:2=2-yr OR (Orifice Controls 1.42 cfs @ 10.00 fps)
3=5/10-yr OR (Orifice Controls 1.05 cfs @ 4.85 fps)
=25-yr BCR Weir ( Controls 0.00 cfs)
=Emergency Overflow Weir ( Controls 0.00 cfs)
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WL_ConAm-JCT Type IA 24-hr 25-yr Rainfall=3.90"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 4

Summary for Pond 23P: P - Pond (Det Only)

Inflow Area = 9.950 ac, 51.66% Impervious, Inflow Depth = 2.84" for 25-yr event

Inflow = 6.88cfs@ 7.93 hrs, Volume= 2.355 af

Outflow = 3.60cfs@ 8.31 hrs, Volume= 2.355 af, Atten=48%, Lag= 22.7 min
Primary = 3.60cfs@ 8.31 hrs, Volume= 2.355 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev=274.82' @ 8.31 hrs Surf.Area= 0.116 ac Storage= 0.361 af

Plug-Flow detention time=88.6 min calculated for 2.354 af (100% of inflow)
Center-of-Mass det. time= 88.8 min ( 796.8 - 707.9 )

Volume Invert  Avail.Storage Storage Description

#1 270.00' 0.511 af 35.00'W x 50.00'L x 6.00'H Prismatoid Z=3.0
Device Routing Invert Outlet Devices

#1  Primary 270.00" 12.0" Round CMP_Round 12"

L=50.0" CPP, square edge headwall, Ke= 0.500
Inlet / Outlet Invert= 270.00'/ 269.50' S=0.0100"" Cc=0.900
n= 0.011, Flow Area= 0.79 sf

#2  Device 1 270.00' 5.1" Horiz. 2-yr OR C=0.600 Limited to weir flow at low heads
#3  Device 1 273.30' 6.3" Horiz. 5/10-yr OR C=0.600 Limited to weir flow at low heads
#4  Primary 274.40' 1.0'long x 0.5' breadth 25-yr BCR Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32
#5  Primary 275.50" 10.0'long x 0.5' breadth Emergency Overflow Weir
Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32

Primary OutFlow Max=3.59 cfs @ 8.31 hrs HW=274.82" (Free Discharge)
=CMP_Round 12" (Passes 2.79 cfs of 7.86 cfs potential flow)
1:2=2-yr OR (Orifice Controls 1.50 cfs @ 10.57 fps)
3=5/10-yr OR (Orifice Controls 1.29 cfs @ 5.94 fps)
=25-yr BCR Weir (Weir Controls 0.81 cfs @ 1.91 fps)
=Emergency Overflow Weir ( Controls 0.00 cfs)
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WL_ConAm-JCT Type IA 24-hr 100-yr Rainfall=4.50"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 5

Summary for Pond 23P: P - Pond (Det Only)

Inflow Area = 9.950 ac, 51.66% Impervious, Inflow Depth = 3.39" for 100-yr event

Inflow = 8.27cfs@ 7.93 hrs, Volume= 2.813 af

Outflow = 553cfs@ 8.17 hrs, Volume= 2.813 af, Atten=33%, Lag= 14.5 min
Primary = 553cfs@ 8.17 hrs, Volume= 2.813 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev=275.23' @ 8.17 hrs Surf.Area= 0.124 ac Storage= 0.410 af

Plug-Flow detention time=90.2 min calculated for 2.813 af (100% of inflow)
Center-of-Mass det. time=89.4 min ( 792.9 - 703.4 )

Volume Invert  Avail.Storage Storage Description

#1 270.00' 0.511 af 35.00'W x 50.00'L x 6.00'H Prismatoid Z=3.0
Device Routing Invert Outlet Devices

#1  Primary 270.00" 12.0" Round CMP_Round 12"

L=50.0" CPP, square edge headwall, Ke= 0.500
Inlet / Outlet Invert= 270.00'/ 269.50' S=0.0100"" Cc=0.900
n= 0.011, Flow Area= 0.79 sf

#2  Device 1 270.00' 5.1" Horiz. 2-yr OR C=0.600 Limited to weir flow at low heads
#3  Device 1 273.30' 6.3" Horiz. 5/10-yr OR C=0.600 Limited to weir flow at low heads
#4  Primary 274.40' 1.0'long x 0.5' breadth 25-yr BCR Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32
#5  Primary 275.50" 10.0'long x 0.5' breadth Emergency Overflow Weir
Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32

Primary OutFlow Max=5.52 cfs @ 8.17 hrs HW=275.23" (Free Discharge)
=CMP_Round 12" (Passes 3.01 cfs of 8.23 cfs potential flow)
1:2=2-yr OR (Orifice Controls 1.56 cfs @ 11.01 fps)
3=5/10-yr OR (Orifice Controls 1.45 cfs @ 6.69 fps)
=25-yr BCR Weir (Weir Controls 2.51 cfs @ 3.01 fps)
=Emergency Overflow Weir ( Controls 0.00 cfs)
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WL_ConAm-JCT Type IA 24-hr WQ-BES Rainfall=0.83"

Prepared by Otak, Inc. Printed 7/9/2015
HydroCAD® 10.00 s/n 05469 © 2013 HydroCAD Software Solutions LLC Page 6

Summary for Pond 23P: P - Pond (Det Only)

Inflow Area = 9.950 ac, 51.66% Impervious, Inflow Depth = 0.34" for WQ-BES event
Inflow = 0.83cfs@ 7.93 hrs, Volume= 0.284 af

Outflow = 0.52cfs@ 8.20 hrs, Volume= 0.284 af, Atten= 38%, Lag= 16.6 min
Primary = 0.52cfs@ 8.20 hrs, Volume= 0.284 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev= 270.57" @ 8.20 hrs Surf.Area= 0.047 ac Storage= 0.025 af

Plug-Flow detention time= 38.2 min calculated for 0.284 af (100% of inflow)
Center-of-Mass det. time= 39.0 min ( 784.9 - 746.0 )

Volume Invert  Avail.Storage Storage Description

#1 270.00' 0.511 af 35.00'W x 50.00'L x 6.00'H Prismatoid Z=3.0
Device Routing Invert Outlet Devices

#1  Primary 270.00" 12.0" Round CMP_Round 12"

L=50.0" CPP, square edge headwall, Ke= 0.500
Inlet / Outlet Invert= 270.00'/ 269.50' S=0.0100"" Cc=0.900
n= 0.011, Flow Area= 0.79 sf

#2  Device 1 270.00' 5.1" Horiz. 2-yr OR C=0.600 Limited to weir flow at low heads
#3  Device 1 273.30' 6.3" Horiz. 5/10-yr OR C=0.600 Limited to weir flow at low heads
#4  Primary 274.40' 1.0'long x 0.5' breadth 25-yr BCR Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32
#5  Primary 275.50" 10.0'long x 0.5' breadth Emergency Overflow Weir
Head (feet) 0.20 0.40 0.60 0.80 1.00
Coef. (English) 2.80 2.92 3.08 3.30 3.32

Primary OutFlow Max=0.52 cfs @ 8.20 hrs HW=270.57" (Free Discharge)
=CMP_Round 12" (Passes 0.52 cfs of 1.20 cfs potential flow)
1:2=2-yr OR (Orifice Controls 0.52 cfs @ 3.64 fps)
3=5/10-yr OR ( Controls 0.00 cfs)
=25-yr BCR Weir ( Controls 0.00 cfs)
=Emergency Overflow Weir ( Controls 0.00 cfs)
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Weir Report

Hydraflow Express Extension for Autodesk® AutoCAD® Civil 3D® by Autodesk, Inc.

Tannler Drive Pond Overflow Weir

Thursday, Jul 9 2015

Trapezoidal Weir Highlighted
Crest = Sharp Depth (ft) = 0.40
Bottom Length (ft) = 10.00 Q (cfs) = 8.270
Total Depth (ft) = 0.50 Area (sqft) = 432
Side Slope (z:1) = 2.00 Velocity (ft/s) = 1.91
Top Width (ft) = 11.60
Calculations
Weir Coeff. Cw = 3.10
Compute by: Known Q
Known Q (cfs) = 8.27
Depth (ft) Tannler Drive Pond Overflow Weir Depth (ft)
1.00 1.00
0.50 0.50
v
0.00 0.00
-0.50 -0.50
0 2 4 8 10 12 16 18

Weir

W.S.
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SECTION 5.3 DETENTION FACILITIES

Q (cubic feet per second)

Riser Overflow

The nomograph in Figure 5.3.4.H can be used to determine the head (in feet) above a riser of given
diameter and for a given flow (usually the 100-year peak flow for developed conditions).

FIGURE 5.3.4.H RISER INFLOW CURVES
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Appendix F
Geotechnical Report by GeoDesign Inc.

HanmiGlobal Partner
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GEO N aN[eNE

July 28, 2014

ConAm Properties, LLC
3990 Ruffin Road, Suite 100
San Diego, CA 92123

Attention: Mr. Rob Morgan

Report of Geotechnical Engineering Services
NWC of Tannler & Blankenship

Tannler Drive and Blankenship Road

West Linn, Oregon

GeoDesign Project: ConAm-1-01

GeoDesign, Inc. is pleased to submit our report of geotechnical engineering services for the
proposed apartment complex development to be located west of Tannler Drive and north of
Blankenship Road in West Linn, Oregon. Our services for this project were conducted in
accordance with our signed agreement with ConAm Properties, LLC dated February 11, 2014.

We appreciate the opportunity to be of continued service to you. Please call if you have
questions regarding this report.

Sincerely,

GeoDesign, Inc¢.

dla, Ph.D., P.E., G.E.
Cipal Engineer

SPM:JCV:kt

Attachments

One copy submitted (via email only)
Document ID: ConAm-1-01-072814-geor.docx
© 2014 GeoDesign, Inc. All rights reserved.

15575 SW Sequoia Pkwy, Suite 100 | Portland, OR 97224 | 503.968.8787 www.geodeslgninc.com

8/26/15 PC Meeting
252



TABLE OF CONTENTS PAGE NO.

1.0 INTRODUCTION 1
1.1 Project Understanding 1
1.2 Project Background 1
2.0 SCOPE OF SERVICES 1
3.0 SITE CONDITIONS 2
3.1 Surface Conditions 2
3.2 Subsurface Conditions 2
3.3 Groundwater 3
4.0 CONCLUSIONS AND RECOMMENDATIONS 4
4.1 General 4
4.2 Site Preparation 5
4.3 Excavation and Shoring 6
4.4 Structural Fill 7
4.5 Permanent Slopes 9
4.6 Erosion Control 10
4.7 Foundation Support 10
4.8 Floor Slabs 12
4.9 Drainage 13
4.10 Retaining Structures 13
4.11 Pavements 15
4.12 Seismic Considerations 16
5.0 OBSERVATION OF CONSTRUCTION 16
6.0 LIMITATIONS 17
REFERENCES 18
FIGURES
Vicinity Map Figure 1
Site Map Figure 2
Foundation Offset Schematic Figure 3
APPENDICES
Appendix A
Field Explorations A-1
Laboratory Testing A-1
Exploration Key Table A-1
Soil Classification System Table A-2
Rock Classification System Table A-3
Test Pit Logs Figure A-1 - A-17
Appendix B
2006 Field Explorations B-1
Site Plan and Exploration Logs
ACRONYMS
(@TeDesICN: ConAm-1-01:072814

8/26/15 PC Meeting
253



1.0 INTRODUCTION

This report presents the results of GeoDesign's geotechnical engineering evaluation for the
proposed apartment development project called NWC of Tannler & Blankenship in West Linn,
Oregon. The site is located north of Blankenship Road and west of Tannler Drive. The site
location relative to surrounding physical features is shown on Figure 1. The proposed site plan
and geotechnical exploration locations are shown on Figure 2. A description of our subsurface
exploration program is presented in Appendix A, along with exploration logs. Explorations
conducted on site for a previously proposed project are presented in Appendix B. For your
reference, definitions of acronyms used herein are defined at the end of this document.

1.1 PROJECT UNDERSTANDING

ConAm Properties, LLC provided preliminary design information for the project, including a
preliminary grading plan. We understand construction will include a clubhouse and nine new
apartment buildings up to three stories tall with below-grade parking. We have assumed that the
apartment buildings will be wood-framed structures. Structural loads had not been determined
at the time of this report. Based on our experience with similar structures, we anticipate that
maximum column, wall, and floor loads will likely be on the order of 40 to 100 kips, 4 kips per
foot, and 150 psf, respectively.

Moderate slopes are present across the entire site. The preliminary grading plan indicates that a
cut of 15 to 20 feet will be supported by a retaining wall near the northern site boundary. The
ground will be sloped to a maximum of approximately 2H:1V above the wall. Fills on the order
of 8 to 24 feet high will be supported by a retaining wall near the southern site boundary.
Retaining walls along the eastern site boundary will support fills up to 17 feet. Other smaller
walls will be constructed around the site to support cuts and fills, including buried building walls.

1.2  PROJECT BACKGROUND

GeoDesign performed a geotechnical engineering study and provided a report for this site in
2006. We were informed by Mr. Rob Morgan that the owner of the 2006 report has released the
information and data in the report for use by ConAm Properties. The findings in our current
study are supplemented by exploration logs from the 2006 report presented in Appendix B.
Subsurface explorations in 2006 consisted of test pits performed by a small Kamatsu PC-40
trackhoe.

2.0 SCOPE OF SERVICES

The purpose of our work was to explore site subsurface conditions and provide geotechnical
engineering recommendations for use in design and construction of the proposed development.
Specifically, we have performed the following scope of services:

+ Coordinated and managed the field investigation, including utility checks, site access
authorizations, access preparation, and scheduling of subcontractors and GeoDesign field
staff.

¢ Reviewed our previous geotechnical engineering report for this site.
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e Explored subsurface conditions by excavating 17 test pits to depths of approximately 4 to
13.5 feet BGS. Subsurface data is supplemented by exploration logs from our 2006 report.

o Obtained soil samples for laboratory testing and maintained detailed a log of soil, rock, and
groundwater conditions encountered in each exploration.

e Provided recommendations for site preparation, grading and drainage, compaction criteria
for both on-site and imported material, fill type for imported material, procedures for use of
on-site soil, and wet weather earthwork procedures.

e Provided recommendations for bedrock excavation.

e Evaluated groundwater conditions at the site and provided general recommendations for
dewatering during construction and subsurface drainage.

s Provided recommendations for the use of on-site native and fill material for support of floor
slabs and pavements.

e Provided recommendations for shallow foundations.

e Provided recommendations for concrete floor slabs, including subgrade reaction modulus
and subgrade preparation along bedrock/soil interfaces.

e Provided recommendations for use in the design of conventional retaining walls up to 8 feet
tall, including backfill and drainage requirements and lateral earth pressures.

e Provided recommendations for AC pavement design sections and pavement subgrade
preparation.

e Provided a discussion of seismic activity near the site, liquefaction potential and anticipated
deformations, and recommendations for seismic design factors in accordance with the
procedures outlined in the 2012 IBC.

e Prepared this report of our explorations, findings, conclusions, and recommendations

3.0 SITE CONDITIONS

2 SURFACE CONDITIONS

The site is currently vacant. The property was covered by grasses, brush, and occasional mature
trees at the time of our exploration. The site slopes up toward the north at approximately 12 to
17 percent. The site is bound by Tannler Road to the east, Blankenship Road to the south, a
commercial development to the west, and a residential development to the north.

3.2  SUBSURFACE CONDITIONS

We explored subsurface conditions in our recent investigation by completing 17 test pits (TP-1
through TP-17) to depths of approximately 4 to 13.5 feet BGS using a John Deere 120 trackhoe.
Each test pit was advanced until refusal was encountered in basalt bedrock. The approximate
locations of the explorations are shown on Figure 2. The subsurface exploration program is
described in Appendix A. Our 2006 subsurface investigation included 16 test pits (TP-1 through
TP-16) to depths of approximately 3 to 11 feet BGS across the property. The exploration logs for
that study are included in Appendix B, along with a site plan showing their approximate location.

Our explorations indicate that subsurface conditions generally consist of silt overlying basalt
bedrock. We encountered silty gravel and gravelly silt layers between the silt and bedrock units
in some test pits, which is likely colluvium or decomposed bedrock. Test pit TP-11 in our 2006
exploration encountered approximately 4 feet of silt fill at the ground surface. The fill appears
to be an isolated pocket and has similar characteristics as the native soil. The ground surface is
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generally covered by an approximately 2- to 8-inch-thick root zone from surface vegetation.
However, test pits TP-3 through TP-5 in our recent exploration encountered abundant shrub
roots to depths of 12 to 18 inches. The following sections describe the individual soil units.

3.2.1 Silt

Silt was encountered at the ground surface to varying depths in most of our explorations. The
silt unit is generally soft to medium stiff in the upper 2 feet and medium stiff to stiff at depths
greater than 2 feet. The silt contains trace amounts of clay and occasional gravel. Laboratory
testing of selected samples of the silt unit from our 2006 exploration indicated moisture
contents varying between 18 to 36 percent and a fines content of approximately 55 percent in a
gravelly silt layer. Based on our experience in the site area, this unit likely has low to moderate
compressibility characteristics.

3.2.2 Silt/Gravel

Layers of gravelly silt and gravel with cobbles were encountered below the silt unit in some of
our 2006 explorations and TP-6 of our recent exploration. Gravel layers were observed up to

8 feet thick. This unit represents the decomposed upper bedrock or colluvium. The silt and
gravel constituents vary across the site based on the degree of decomposition. Our excavator
was able to penetrate this unit without much difficulty. Laboratory testing of selected samples of
the gravel unit from our 2006 exploration indicated moisture contents varying between 6 and

35 percent and a fines content between 18 and 24 percent.

3.2.3 Basalt

We encountered intact basalt bedrock in most of our 2006 test pits and in all of our recent test
pits. The upper portion of the bedrock is generally decomposed to weathered and fractured.
Weathering appears to generally decrease with depth. The excavator was able to penetrate the
weathered zones of bedrock but was not able to penetrate intact bedrock even with significant
effort. Our scope of services did not include exploration of the intact bedrock using rock coring
techniques. Therefore, we are unable to assess the degree of weathering and fracturing of intact
bedrock. Based on observations of surrounding exposed basalt bedrock in the general site
vicinity, we believe that the intact bedrock is likely fresh to slightly weathered and unfractured to
slightly fractured. Figure 2 shows depths to weathered bedrock and intact bedrock for each test
pit location. The bedrock unit has very low compressibility characteristics.

3.3 GROUNDWATER

Our explorations did not encounter groundwater. The depth to groundwater is expected to
fluctuate in response to seasonal changes, changes in surface topography, and other factors not
observed in the site vicinity. During periods of persistent rainfall, groundwater will likely become
perched on the bedrock and travel downslope, and it could manifest at the ground surface or in
walls where the top of bedrock is exposed in excavations or below-grade structures.
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4.0 CONCLUSIONS AND RECOMMENDATIONS

4.1 GENERAL

Based on the results of our subsurface explorations and analyses, it is our opinion that the
proposed structures, with the anticipated design foundation loads, can be supported on shallow
foundations. The following presents some key geotechnical concerns for site development.

e Basalt bedrock was encountered as shallow as the ground surface. The upper portion of the
bedrock is weathered and was able to be dug with a John Deere 120 trackhoe. The
underlying intact bedrock could not be excavated by the trackhoe. Some site cuts are
planned to proceed below intact bedrock elevations, which will likely require special
excavation equipment such as hydraulic breakers or specialized excavation methods
(breaking or blasting).

e The contract bid documents should require that contractors list a unit cost for rock
excavation using in-place (bank) volumes, which can be measured by surveying. The unit
cost should not be provided in excavated (swelled) volumes, which are more difficult to
accurately measure.

e Structures can be established on shallow foundations. Differential settlement may result in
buildings founded partially on bedrock and partially on soil. Differential settlement can be
minimized by use of compacted gravel pads for footings established over the native silty or
silty gravel soil. Our foundation recommendations are provided in the “Foundation Support”
section of this report.

e It appears that floor slabs for some of the structures may be founded partially on bedrock
and transitioning to soil. There is a potential for differential settlement or reflection cracking
of floor slabs along bedrock/soil interfaces. We recommend that the floor slab base section
be increased to a minimum of 12 inches along such interfaces. More detailed
recommendations are presented in the “Floor Slabs” section of this report.

o The on-site silty soil can be sensitive to small changes in moisture content and difficult, if not
impossible, to adequately compact during wet weather. If construction is planned for the wet
season, the project budget should reflect the recommendations for wet weather contained in
this report. A more detailed discussion is presented in the “Wet Weather/Wet Soil Grading”
and “Structural Fill” sections of this report.

e The on-site basalt can be used as structural fill provided it is adequately processed to smaller
particles sizes and to a well-graded state (non-uniform).

e Significant retaining walls are planned for the site. We recommend that walls be designed on
a case by case basis by a qualified geotechnical engineer.

¢ Groundwater may become perched on the shallow bedrock during periods of persistent
rainfall and adversely affect the development. Adequate drainage will be essential behind the
upslope retaining wall at the north end of the site to intercept perched groundwater flow and
convey it away from the planned structures. Foundation perimeter drains will also be
required where upslope footing excavations extend below the level of the basalt rock
surface.

The following sections present specific geotechnical recommendations.
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4.2  SITE PREPARATION

4.2.1 Stripping and Grubbing

The existing root zone should be stripped and removed from all proposed structural fill,
pavement, and building areas and for a 5-foot margin around such areas. Based on our
explorations, the depth of removal will generally range widely from 2 to 8 inches. We observed
thick root masses in some isolated areas to depths of 12 to 18 inches. The actual stripping
depth should be based on field observations at the time of construction. Stripped material
should be transported off site for disposal or used in landscaped areas.

Existing trees or shrubs should be removed from pavement and building areas. In addition, root
balls should be grubbed out to the depth of the roots. Depending on the methods used to
remove the root balls, considerable disturbance and loosening of the subgrade could occur
during site grubbing. We recommend that soil disturbed during grubbing operations be
removed to expose firm, undisturbed subgrade. The resulting excavations should be backfilled
with structural fill.

422 Subgrade Evaluation

A member of our geotechnical staff should observe all exposed subgrades after stripping, site
cutting, and fill removal have been completed to determine if there are additional areas of
unsuitable or unstable soil, or excessive roots. Our representative should observe a proofroll
with a fully loaded dump truck or similar heavy rubber-tire construction equipment to identify
soft, loose, or unsuitable areas. Areas that appear to be too wet and soft to support proofrolling
equipment should be evaluated by probing and prepared in accordance with the
recommendations for wet weather construction presented in the following section of this report.

423 Wet Weather/Wet Soil Grading

The silty soil at the site is easily disturbed during the wet season and when it is moist. If not
carefully executed, site preparation, utility trench work, and roadway excavation can create
extensive soft areas and significant subgrade repair costs can result. If construction is planned
when the surficial soil is wet or may become wet, the construction methods and schedule should
be carefully considered with respect to protecting the subgrade to reduce the need to over-
excavate disturbed or softened soil. The project budget should reflect the recommendations
below if construction is planned during wet weather or when the surficial soil is wet.

If construction occurs when silty, wet soil is present, site preparation activities may need to be
accomplished using track-mounted excavating equipment that loads removed material into
trucks supported on granular haul roads. The thickness of the granular material for haul roads
and staging areas will depend on the amount and type of construction traffic. Generally, a 12- to
18-inch-thick mat of imported granular material is sufficient for light staging areas and the basic
building pad but is generally not expected to be adequate to support heavy equipment or truck
traffic. The granular mat for haul roads and areas with repeated heavy construction traffic
typically needs to be increased to between 18 to 24 inches. The actual thickness of haul roads
and staging areas should be based on the contractor's approach to site development and the
amount and type of construction traffic. The imported granular material should be placed in one
lift over the prepared, undisturbed subgrade and compacted using a smooth-drum, non-vibratory
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roller. In addition, a geotextile fabric should be placed as a barrier between the subgrade and
imported granular material in areas of repeated construction traffic.

The imported granular material and the geotextile fabric should meet the specifications in the
“Structural Fill” section of this report.

4.3  EXCAVATION AND SHORING

4.3.1 Basalt Bedrock

The upper portions of the basalt bedrock are weathered and fractured and could generally be
penetrated to varying degrees by the Kamatsu PC-40 trackhoe and John Deere 120 trackhoe used
to excavate our test pits. While excavation of weathered bedrock is expected to be more difficult
than the silt soil, we do not expect special excavation equipment to be necessary in the
moderately weathered material. The test pit excavators could not penetrate the intact bedrock.
Special excavation techniques (such as hydraulic breakers, rock trenchers, or blasting) will likely
be required to excavate the intact basalt bedrock where our test pits encountered refusal. The
depth to weathered and intact bedrock encountered in our 2014 test pits is presented Figure 2.
Appendix B presents a site plan showing the 2006 test pits and the depth to intact bedrock at
each location.

The contract bid documents should require that contractors list a unit cost for rock excavation
using in-place (bank) volumes, which can be measured by surveying. The unit cost should not be
provided in excavated (swelled) volumes, which are more difficult to accurately measure.

4.3.2 Rockfall Hazards :

Grading and excavation should be conducted by the earthwork contractor in a sequence that will
prevent overhanging rock material that might become dislodged. The contractor should also be
responsible for providing protection for property and personnel. This might include sloping of
cut areas, building protective berms, or providing catchment netting or equipment at the base of
a slope excavation, depending on the final grading plan and construction sequence.

4.3.3 Trench Cuts and Shoring

Trench cuts in the silt and gravel soil should stand near vertical to a depth 4 feet, with moderate
potential for raveling. Open excavation techniques may be used to excavate trenches with
depths between 4 and 8 feet, provided the walls of the excavation are cut at a slope of TH:1V,
groundwater seepage is not present, and with the understanding that some raveling may occur.
The trenches should be flattened to 1%H:1V if excessive raveling or caving occurs. Trenches in
the bedrock should stand near vertical and should not require shoring. Some minor raveling
should be expected in closely fractured zones of the basalt.

Use of a trench shield or other approved temporary shoring is recommended in the silt and
gravel soil where sloping is not possible. If a conventional shield is used, the contractor should
limit the length of open trench. If shoring is used, we recommend that the type and design of
the shoring system be the responsibility of the contractor, who is in the best position to choose a
system that fits the overall plan of operation. All excavations should be made in accordance with
applicable OSHA and state regulations.
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4.3.4 Temporary Dewatering

Perched groundwater will likely be encountered in excavations during and following periods of
persistent rainfall. Groundwater flowing into open excavations should be removed by pumping
from a sump. The pump should be capable of handling variable flow rates. Water should be
routed to a suitable discharge point.

43.5 Open Excavations

Open excavations will be necessary for building cuts. Cuts in slightly weathered to intact
bedrock will likely stand vertical and do not required shoring or sloping. We recommend that
cuts in the overlying silt and gravel layers and highly weathered basalt be sloped in accordance
with OSHA regulations. Temporary shoring may be possible to support cuts in soil, but may be
difficult to install due to the underlying bedrock. If shoring is used, we recommend that the type
and design of the shoring system be the responsibility of the contractor, who is in the best
position to choose a system that fits the overall plan of operation.

4.4 STRUCTURAL FILL

4.4.1 General

Fills should only be placed over a subgrade that has been prepared in conformance with the “Site
Preparation” section of this report. All material used as structural fill should be free of organic
matter or other unsuitable material. The material should meet the specifications provided in
OSSC 00330, depending on the application. All structural fill should have a maximum particle
size of 4 inches. A brief characterization of some of the acceptable materials and our
recommendations for their use as structural fill is provided below.

4.4.2 On-Site Soil

The on-site native soil is generally suitable for use as structural fill provided it is free of debris,
organic material, or other unsuitable material; has no particles larger than 6 inches in diameter;
and meets the requirements set forth in OSSC 00330.12 (Borrow Material). Gravelly or chipped
bedrock material may need to be processed to achieve smaller particle sizes before placing as
fill.

Silty soils will be difficult, if not impossible, to adequately compact at all times of the year, except
the dry summer months. We expect that moisture conditioning (drying) will be required to use
on-site silty soil for structural fill. Accordingly, extended dry weather will be required to
adequately condition the soil for use as structural fill.

The native gravel soil contains varying amounts of silt. As silt content increases, so does the
sensitivity to moisture. It should not be assumed that the silty gravel layers will be able to be
adequately compacted during wet weather.

The weathered and intact bedrock will have to be processed into a smaller, well-graded
distribution prior to placement as structural fill. When placed as embankment fill, the material
should have no particles greater than 6 inches in diameter. Occasional cobbles up to 10 inches
may be acceptable in the on-site soil, provided that they are dispersed in the fill and do not
create voids in the fill matrix and compaction can be achieved by sufficiently large equipment.
Compaction equipment should impart enough energy to break cobbles. Fill containing oversized
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material should be closely monitored by qualified geotechnical field staff. Fine grading of
gravelly soil may result in segregating cobbles or coarse gravel from the sandy/fine gravel
matrix, resulting in unsatisfactory (poorly graded or “boney”) fill. Fill material should be
maintained as well graded with gravelly and sandy material for proper compaction during fill
placement and mass grading.

If the native basalt soil will be processed and used as aggregate or trench backfill, it should meet
the requirements listed further in this section.

443 Imported Granular Material

Imported granular material used for structural fill should be pit- or quarry-run rock, crushed rock,
or crushed gravel and sand and should meet the requirements set forth in OSSC 00330.14
(Selected Granular Backfill) and OSSC 00330.15 (Selected Stone Backfill). Imported granular
material should be fairly well graded between coarse and fine material, have less than 5 percent
by dry weight passing the U.S. Standard No. 200 Sieve, and have a minimum of two mechanically
fractured faces.

When used as structural fill, imported granular material should be placed in lifts with a maximum
uncompacted thickness of 12 inches and be compacted to not less than 95 percent of the
maximum dry density, as determined by ASTM D 1557.

444 Aggregate Base Rock

Imported granular material or processed bedrock used as base rock for building floor slabs and
pavements should consist of %- or 1%-inch-minus material meeting the requirements in

0SSC 00641 (Aggregate Subbase, Base, and Shoulders), with the exception that the aggregate
has less than 5 percent by dry weight passing a U.S. Standard No. 200 Sieve and has a minimum
of two mechanically fractured faces.

The aggregate base rock material should be placed in lifts with a maximum uncompacted
thickness of 12 inches and compacted to not less than 95 percent of the maximum dry density,
as determined by ASTM D 1557.

44.5 Trench Backfill

Trench backfill for the utility pipe base and pipe zone should consist of well-graded, granular
material with a maximum particle size of 1 inch and less than 5 percent by dry weight passing
the U.S. Standard No. 200 Sieve and should meet OSSC 00405.14 (Trench Backfill, Class B). The
material should be free of roots, organic matter, and other unsuitable material.

Within building and pavement areas, trench backfill placed above the pipe zone should consist of
imported granular material meeting requirements of OSSC 00405.14 (Trench Backfill, Class B).
The backfill should be compacted to at least 92 percent of the maximum dry density, as
determined by ASTM D 1557, at depths greater than 2 feet below the finished subgrade and

95 percent of the maximum dry density, as determined by ASTM D 1557, within 2 feet of
finished subgrade. In all other areas, trench backfill above the pipe zone should be compacted
to at least 92 percent of the maximum dry density, as determined by ASTM D 1557.
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446 Trench Stabilization Material

Trench stabilization material should consist of pit- or quarry-run rock, crushed rock, or crushed
gravel and sand and should meet the requirements set forth in OSSC 00330.14 (Selected
Granular Backfill) and OSSC 00330.15 (Selected Stone Backfill), with a minimum particle size of
4 inches; have less than 5 percent by dry weight passing the U.S. Standard No. 4 Sieve; and have
a minimum of two mechanically fractured faces. The material should be free of organic matter
and other deleterious material. Trench stabilization material should be placed in one lift and
compacted to a firm condition.

44.7 Drain Rock

Drain rock should consist of angular, granular material with a maximum particle size of 2 inches
and should meet OSSC 00430.11 (Granular Drain Backfill Material). The material should be free
of roots, organic matter, and other unsuitable material and have less than 2 percent by dry
weight passing the U.S. Standard No. 200 Sieve (washed analysis). Drain rock should be
compacted to a firm condition.

4.4.7.1 Retaining Wall Select Backfill

Backfill material placed behind retaining walls and extending a horizontal distance of }2H, where
H is the height of the retaining wall, should consist of select granular material that meets the
specifications provided in OSSC 00510.12 (Granular Wall Backfill). We recommend the select
granular wall backfill be separated from general fill, native soil, and/or topsoil using a geotextile
fabric that meets the specifications provided below for drainage geotextiles.

The wall backfill should be compacted to a minimum of 95 percent of the maximum dry density,
as determined by ASTM D 1557. However, backfill located within a horizontal distance of 3 feet
from a retaining wall should only be compacted to approximately 90 percent of the maximum
dry density, as determined by ASTM D 1557. Backfill placed within 3 feet of the wall should be
compacted in lifts less than 6 inches thick using hand-operated tamping equipment (such as a
jumping jack or vibratory plate compactor). If flatwork (sidewalks or pavements) will be placed
atop the wall backfill, we recommend that the upper 2 feet of material be compacted to

95 percent of the maximum dry density, as determined by ASTM D 1557.

4.4.8 Geotextile Fabric

4.4.8.1  Subgrade Geotextile

Subgrade geotextile should conform to OSSC Table 02320-1 and OSSC 00350 (Geosynthetic
Installation). The geotextile should have a Level “B” certification. A minimum initial aggregate
base lift of 6 inches is required over geotextiles.

4.4.8.2  Drainage Geotextile

Drainage geotextile should conform to Type 2 material of OSSC Table 02320-1 and OSSC 00350
(Geosynthetic Installation). The geotextile should have a Level “B” certification. A minimum
initial aggregate base lift of 6 inches is required over geotextiles.

4.5 PERMANENT SLOPES
Permanent cut and fill slopes in the on-site soil and decomposed bedrock may be built up to
15 feet tall to a gradient as steep as 2H:1V. However, cut slopes over 15 feet tall should be
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limited to a gradient of 24H:1V or should be partially retained by a retaining wall. Slopes in
moderately weathered basalt bedrock may be built to 1H:4V, provided they are observed by a
registered geologist or geotechnical engineer. Rock slopes should be evaluated to determine if
bedding planes exist, which would require flatter cuts or permanent support. Slopes that will be
maintained by mowing should not be constructed steeper than 3H:1V.

Newly constructed fill slopes should be over-built by at least 12 inches and then trimmed back to
the required slope to maintain a firm face. Access roads and pavements should be located at
least 5 feet from the top of cut and fill slopes. The setback should be increased to 10 feet for
buildings, unless special foundation considerations are implemented. Soil slopes should be
planted with appropriate vegetation to provide protection against erosion as soon as possible
after grading. Surface water runoff should be collected and directed away from slopes to prevent
water from running down the face of the slope.

4.5.1 Slope Stability

Our field explorations indicate that subsurface conditions consist of a relatively thin layer of soft
to stiff silt overlying basalt bedrock. The natural slope of the ground surface is approximately
4H:1V or flatter. Published geologic hazard data indicate that the site is not mapped within an
area of landslide topography, slump, debris flow, or other hazards (including faulting or seismic
hazards [Schlicker et al., 1979]). The nearest ancient landslide feature is mapped more than

% mile to the west of the site, which resulted from the excavation of the nearby interstate at the
toe of the landslide.

Grading plans for the subject site indicate that on-site material will generally be cut from the top
and fills placed at the bottom, likely improving slope stability. Based on the grading plan and the
quality of the underlying bedrock, it is our opinion that there is a low risk of landsliding at the
site.

4.6 EROSION CONTROL

The silty soil at this site is eroded easily by wind and water; therefore, erosion control measures
should be planned carefully and in place before construction begins. Measures that can be
employed to reduce erosion include the use of silt fences, hay bales, buffer zones of natural
growth, sedimentation ponds, and granular haul roads. In general, erosion control measures
must limit sediment transport to less than 1 ton per acre per year, as calculated by the Universal
Soil Loss equation.

4.7  FOUNDATION SUPPORT

4.7.1 General

Based on the assumed foundation loads as previously stated, and provided the site is prepared
as recommended in the preceding sections, it is our opinion the proposed structures can
generally be supported on conventional shallow footings bearing on the native silt, gravel,
bedrock (weathered or intact), or structural fill overlying undisturbed native material. For
structures near slopes, we recommend foundations have sufficient embedment to provide a
minimum 10-foot offset from the free face of slopes. For existing slopes steeper than 2H:1V, or
foundations located behind retaining walls, we recommend that foundations or foundation
supporting elements be embedded such that they are set back at least 5 feet from a 2H:1V grade
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projected from the base of the slope or rockery (see Figure 3). The minimum footing offsets and
embedments indicated above may be ignored for foundations bearing on basalt bedrock.

There is potential for differential settlement between adjacent columns where one is founded
directly on bedrock and the other on native silty soil. Based on the expected column loads, our
analyses indicate that columns founded directly on native silt or silty gravel could experience
settlement magnitudes up to approximately % inch, while settlement of columns on bedrock will
be negligible. Therefore, the total differential settlement will be up to % inch.

If this level of differential settlement in not acceptable, we recommend that all foundations be
established on either bedrock or 1-foot-thick compacted gravel pads overlying native soil. We
estimate that the total settlement for footings established on gravel pads will be less than

0.5 inch; differential settlement between adjacent columns on gravel pads and bedrock will also
be less than 0.5 inch. Footing pads should extend at least 6 inches beyond the edges of the
footing and consist of material as described in the “Aggregate Base Rock” section of this report,
with a maximum particle size of 2 inches.

We recommend that a member of our geotechnical staff observe the prepared footing subgrade
to verify that adequate bearing surfaces have been achieved.

4.7.2 Dimensions and Capacities

Continuous wall and isolated spread footings should be at least 16 and 20 inches wide,
respectively. The bottom of exterior footings should be at least 18 inches below the lowest
adjacent exterior grade. The bottom of interior footings should be established at least 12 inches
below the base of the slab.

Footings bearing on native silt or silty gravel subgrade prepared as recommended above should
be sized based on an allowable bearing pressure of 2,500 psf. The bearing pressure can be
increased to 3,000 psf for footings established on gravel pads and 8,000 psf for footings on
bedrock. This is a net bearing pressure; the weight of the footing and overlying backfill can be
ignored in calculating footing sizes. The recommended allowable bearing pressure applies to
the total of dead plus long-term live loads and may be increased by one-third for short-term
loads (such as those resulting from wind or seismic forces).

4.7.3 Resistance to Sliding

Lateral loads on footings can be resisted by passive earth pressure on the sides of the structures
and by friction on the base of the footings. Our analysis indicates that the available passive earth
pressure for footings confined by on-site silt and gravel soil or structural fills is 350 pcf, modeled
as an equivalent fluid pressure. Typically, the movement required to develop the available
passive resistance may be relatively large; therefore, we recommend using a reduced passive
pressure of 250 pcf equivalent fluid pressure. The recommended passive pressure can be
increased to 500 pcf for footings confined entirely by basalt bedrock. Adjacent floor slabs,
pavements, or the upper 12-inch depth of adjacent unpaved areas should not be considered
when calculating passive resistance. In addition, in order to rely on passive resistance, a
minimum of 10 feet of horizontal clearance must exist between the face of the footings and any
adjacent down slopes.
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For footings in contact with the on-site native silt, a coefficient of friction equal to 0.30 may be
used when calculating resistance to sliding. This value should be increased to 0.40 for footings
in contact with basalt bedrock, silty gravel, or compacted gravel pads.

4.7.4 Construction Considerations

All footing and floor subgrades should be evaluated by the project geotechnical engineer or their
representative to confirm suitable bearing conditions. Observations should also confirm that all
loose or soft material, organics, unsuitable fill, prior topsoil zones, and softened subgrades (if
present) have been removed. Localized deepening of footing excavations may be req uired to
penetrate any deleterious material.

If footing excavations are conducted during wet weather conditions, we recommend that a
minimum of 3 inches of granular material be placed and compacted until well keyed at the base
of the excavations. The granular material reduces water softening of subgrade soil, reduces
subgrade disturbance during placement of forms and reinforcement, and provides clean
conditions for the reinforcing steel.

Excavations that extend into the underlying basalt may require special excavation considerations
as discussed in the “Excavation and Shoring” section of this report.

4.8  FLOOR SLABS

Satisfactory subgrade support for building floor slabs supporting up to 150 psf area loading can
be obtained provided the building pad is prepared as described previously. To help reduce
moisture transmission and slab shifting, we recommend a minimum 6-inch-thick layer of
aggregate base be placed and compacted over the prepared subgrade. The aggregate base
should meet the requirements in the “Structural Fill” section of this report and compacted to at
least 95 percent of the maximum dry density, as determined by ASTM D 1557.

The grading plan indicates that floor slabs may be founded partially on bedrock and partially on
soil. There is a potential for differential settlement or reflection cracking of floor slabs along
bedrock/soil transitions. We recommend that the floor slab base section be increased to a
minimum of 12 inches along such transitions to reduce the potential for excessive differential
settlement. The thickened section should extend laterally at least 15 feet on either side of the
interface. Since the exact location of the soil/rock interface is impossible to predict, sufficient
field observation will be necessary during slab preparation to identify it.

The on-site soil will tend to maintain a moderate to high moisture content. The installation of a
vapor barrier may be warranted in order to reduce the potential for moisture transmission
through, and efflorescence growth on, the floor slabs. In addition, flooring manufacturers often
require vapor barriers to protect flooring and flooring adhesives and will warrant their product
only if a vapor barrier is installed according to their recommendations. Actual selection and
design of an appropriate vapor barrier, if needed, should be based on discussions among
members of the design team.
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Slabs should be reinforced according to their proposed use and per the structural engineer’s
recommendations. Load-bearing concrete slabs may be designed assuming a modulus of
subgrade reaction, k, of 150 pounds per square inch per inch.

4.9 DRAINAGE

49.1 Temporary Drainage

During mass grading at the site, the contractor should be made responsible for temporary
drainage of surface water (as necessary) to prevent standing water and/or erosion at the working
surface. During rough and finished grading of the building sites, the contractor should keep all
footing excavations and building pads free of water.

49.2 Surface

The finished ground surface around structures should be sloped away from its foundations at a
minimum 2 percent gradient for a distance of at least 5 feet. Downspouts or roof scuppers
should discharge into a storm drain system that carries the collected water to an appropriate
stormwater system. Trapped planter areas should not be created adjacent to the buildings
without providing means for positive drainage (e.g., swales or catch basins).

4.9.3 Curtain Drain and Foundation Drains

It is likely that groundwater will become perched on the basalt bedrock layer during periods of
persistent rainfall. Groundwater flow could impact downslope buried structures or could
daylight in site cuts. Adequate drainage is essential behind the upslope (north end of site)
retaining wall to serve as a curtain drain to intercept perched groundwater and convey it away
from the planned structures. The drain should be sloped to a suitable discharge point. The
following section provides recommendations for retaining wall drains.

If upslope footing excavations extend into the weathered and intact bedrock, a perimeter footing
drain should be provided to convey the perched water away from the structure. The footing
drain should be constructed at a minimum slope of approximately 0.5 percent and pumped or
drained by gravity to a suitable discharge point. The drain should consist of 4-inch-diameter,
perforated drainpipe embedded in a minimum 1-foot-wide zone of crushed drain rock that
extends to near the ground surface and is wrapped in geotextile fabric. The invert elevation of
the drainpipe should be installed at the base of the footing. The drain rock should meet the
requirements specified in the “Drain Rock” section of this report, and the geotextile fabric should
meet the requirements provided in OSSC 00350 (Geosynthetic Installation) and OSSC 02320
(Geosynthetics) for drainage geotextiles.

4.10 RETAINING STRUCTURES

4.10.1 General

Our retaining wall design recommendations are based on the following assumptions:

(1) the walls consist of conventional, cantilevered, gravity, or reinforced retaining walls, (2) the
walls are less than 9 feet in height, (3) the backfill is drained, and (4) the backfill has a slope
flatter than 4H:1V. We recommend that a qualified geotechnical engineer perform design
calculations for the larger on-site walls once the wall type and geometry has been determined.
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The following design parameters may be applicable to the larger walls. If design is performed by
others, GeoDesign should review preliminary wall plans to determine if the design parameters
are suitable and should review final wall calculations.

Retaining walls are not necessary where intact bedrock is encountered. It should be possible to
construct walls directly on top of the intact bedrock. In this case, the project team should
consider installing a fascia over the entire wall to create a uniform appearance.

4.10.2 Wall Design Parameters

Unrestrained site walls that retain native silt and gravel soil and the decomposed bedrock should
be designed to resist active earth pressures of 35 to 55 pcf when supporting slopes between
4H:1V and 2H:1V, respectively. These values can be reduced to 25 to 31 pcf for wall supporting
moderately weathered bedrock at the same slope angles. Where retained slopes are between
inclinations of 4H:1V and 2H:1V, the designer may linearly interpolate between these active earth
pressures. A superimposed seismic lateral force should be calculated based on a dynamic force
of 6H? pounds per lineal foot of wall, where H is the height of the wall in feet, and applied at 0.6H
from the base of the wall.

If retaining walls are restrained from rotation prior to being backfilled, the aforementioned active
earth pressures shall be increased by 15 pcf. If other surcharges (e.g., slopes steeper than
2H:1V, foundations, vehicles, etc.) are located within a horizontal distance from the back of a
wall equal to twice the height of the wall, then additional pressures may need to be accounted
for in the wall design. Our office should be contacted for appropriate wall surcharges based on
the actual magnitude and configuration of the applied loads.

The wall footings should be designed in accordance with the guidelines provided in the
appropriate portion of the “Foundation Support” section of this report.

4.10.3 Wall Drainage and Backfill

The above design parameters have been provided assuming that back-of-wall drains will be
installed to prevent buildup of hydrostatic pressures behind all walls. [f a drainage system is not
installed, then our office should be contacted for revised design forces.

The backfill material placed behind the walls and extending a horizontal distance of J2H, where H
is the height of the retaining wall, should consist of retaining wall select backfill placed and
compacted in conformance with the “Structural Fill" section of this report.

A minimum 6-inch-diameter perforated collector pipe should be placed at the base of the walls.
The pipe should be embedded in a minimum 2-foot-wide zone of angular drain rock that is
wrapped in a drainage geotextile fabric and extends up the back of the wall to within 1 foot of
the finished grade. The drain rock and drainage geotextile fabric should meet specifications
provided in the “Structural Fill” section of this report. The perforated collector pipes should
discharge at an appropriate location away from the base of the wall. The discharge pipe(s)
should not be tied directly into stormwater drain systems, unless measures are taken to prevent
backflow into the wall's drainage system.
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Settlement of up to 1 percent of the wall height commonly occurs immediately adjacent to the
wall as the wall rotates and develops active lateral earth pressures. Conseguently, we
recommend that construction of flatwork adjacent to retaining walls be postponed at least
four weeks after backfilling of the wall, unless survey data indicates that settlement is complete
prior to that time.

4.11 PAVEMENTS

Pavements should be installed on compacted subgrade or new engineered fill prepared in
conformance with the “Site Preparation” section of this report. Our pavement recommendations
are based on the following assumptions:

e« The top 12 inches of soil subgrade below the roadway alignment is compacted to at least
92 percent of its maximum density per ASTM D 1557 or observations indicate that it is in a
firm and unyielding condition.

e Aresilient modulus of 4,000 psi was estimated for the silty subgrade.

¢ Aresilient modulus of 20,000 psi was estimated for base rock.

« [nitial and terminal serviceability indices of 4.2 and 2.5, respectively.

« Reliability and standard deviations of 75 percent and 0.45, respectively.

e Structural coefficients of 0.42 and 0.10 for the asphalt and aggregate base rock, respectively.

e A 20-year design life with zero growth.

e Any truck traffic consists of two-axle trucks.

The design team provided a planned traffic loading for light pavement areas. The pavement
sections provided in Table 1 are based on the previous assumptions and the provided traffic
loading. The table provides a design scenario for light traffic areas with passenger vehicles only
and heavy traffic areas, where delivery trucks and trash trucks may travel. If any of these
assumptions vary from project design values, our office should be contacted with the
appropriate information so that the pavement designs can be revised.

Table 1. Minimum Pavement Thicknesses

Pavement
Traffic Levels Thicknesses'
(inches)
Cars Per Trucks Per AC Base Rock

Day Day

<500 0 2.5 6.0
1,400 0 3.0 7.0
1,400 20 3.5 8.0
1,400 40 4.0 8.0

1. All thicknesses are intended to be the minimum acceptable values.

The AC should be a Level 3, %4-inch, dense HMAC according to OSSC 00745 (Hot Mixed Asphalt
Concrete) and compacted to 91 percent of the maximum specific gravity of the mix, as
determined by AASHTO T-209. The minimum and maximum lift thickness is 2.0 and 3.0 inches,
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respectively, for Js-inch HMAC. Asphalt binder should be performance graded and conform to
PG 64-22 or better. If a thin asphalt overlay is selected, the nominal aggregate size should be
reduced to 3/8 inch.

Construction traffic should be limited to non-building, unpaved portions of the site or haul roads.
Construction traffic should not be allowed on new pavements. If construction traffic is to be
allowed on newly constructed road sections, an allowance for this additional traffic will need to
be made in the design pavement section.

4.12 SEISMIC CONSIDERATIONS

Based on our investigation, the following design parameters can be applied if the structures are
designed using the applicable provisions of the 2012 IBC. The parameters in Table 2 should be
used to compute seismic base shear forces. Based on the soil and rock conditions encountered,
there is a very low risk of liquefaction during the design seismic event.

Table 2. IBC Seismic Design Parameters

FRCR— Short Period 1 Second Period
(T, = 0.2 second) (T, = 1.0 second)

MCE Spectral Acceleration, S §,=095¢g §,=041g¢
Site Class B
Site Coefficient, F F =0.80 F,=0.80
Adjusted Spectral Acceleration, S S.=0.7649 S,=033g
Design Spectral Response _ =
Acceleration Parameters, S_ =05l g e
Design PGA, S _ | 0.20g

5.0 OBSERVATION OF CONSTRUCTION

Satisfactory foundation and earthwork performance depends to a large degree on quality of
construction. Sufficient observation of the contractor's activities is a key part of determining that
the work is completed in accordance with the construction drawings and specifications.
Subsurface conditions observed during construction should be compared with those
encountered during the subsurface exploration. Recognition of changed conditions often
requires experience; therefore, qualified personnel should visit the site with sufficient frequency
to detect if subsurface conditions change significantly from those anticipated.

We recommend that GeoDesign be retained to observe earthwork activities, including stripping,
proofrolling of the subgrade and repair of soft areas, footing subgrade preparation, performing
laboratory compaction and field moisture-density tests, observing final proofrolling of the
pavement subgrade and base rock, and asphalt placement and compaction.
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6.0 LIMITATIONS

We have prepared this report for use by ConAm Properties LLC and the design and construction
teams for the proposed project. The data and report can be used for bidding or estimating
purposes, but our report, conclusions, and interpretations should not be construed as warranty
of the subsurface conditions and are not applicable to other sites.

Exploration observations indicate soil conditions only at specific locations and only to the depths
penetrated. They do not necessarily reflect soil strata or water level variations that may exist
between exploration locations. If subsurface conditions differing from those described are noted
during the course of excavation and construction, re-evaluation will be necessary.

The site development plans and design details were preliminary at the time this report was
prepared. When the design has been finalized and if there are changes in the site grades or
location, configuration, design loads, or type of construction for the buildings, the conclusions
and recommendations presented may not be applicable. If design changes are made, we request
that we be retained to review our conclusions and recommendations and to provide a written
modification or verification.

The scope of our services does not include services related to construction safety precautions,
and our recommendations are not intended to direct the contractor's methods, techniques,
sequences, or procedures, except as specifically described in our report for consideration in
design.

Within the limitations of scope, schedule, and budget, our services have been executed in

accordance with generally accepted practices in this area at the time the report was
prepared. No warranty, express or implied, should be understood.

We appreciate the opportunity to be of continued service to you. Please call if you have
guestions concerning this report or if we can provide additional services.

Sincerely,

CeoDesign, Inc.

et

cott P. McDevitt, P.E., G.E.

Project Engineer
/ [ExPRES: 12531714 ]

ela, Ph.D., P.E., G.E.
Engineer
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APPENDIX A
FIELD EXPLORATIONS

GENERAL

Subsurface conditions at the site were explored by excavating 17 test pits (TP-1 through TP-17)
to depths of approximately 4 to 13.5 feet BGS. The test pits were excavated on February 20,
2014 by Dan J. Fischer Excavating, Inc. of Forest Grove, Oregon, using a John Deere 120
trackhoe. The approximate locations of the explorations are shown on Figure 2. Logs of the
explorations are included in this appendix. The locations of the explorations were determined in
the field by pacing from site features. This information should be considered accurate to the
degree implied by the methods used. Our recent explorations were supplemented by
explorations performed by GeoDesign in 2006. Exploration logs from that study are presented
in Appendix B.

SOIL SAMPLING

A member of our geotechnical staff observed the explorations. We obtained representative
samples of the various soil encountered in the test pits for geotechnical laboratory testing.
Samples were obtained from the trackhoe bucket and sealed in plastic bags. Soil classifications
and sampling intervals are presented on the exploration logs included in this appendix.

SOIL CLASSIFICATION

The soil samples were classified in accordance with the “Exploration Key” (Table A-1), “Soil
Classification System” (Table A-2), and “Rock Classification System” (Table A-3), which are
included in this appendix. The logs indicate the depths at which the soil/rock or their
characteristics change, although the change actually could be gradual. Classifications and
sampling intervals are presented on the exploration logs included in this appendix.

LABORATORY TESTING

CLASSIFICATION

The soil samples were classified in the laboratory to confirm field classifications. The laboratory
classifications are presented on the exploration logs if those classifications differed from the
field classifications.

DESIGNE A-l ConAm-1-01:072814
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SYMBOL

SAMPLING DESCRIPTION

K = o o O e B P

I«

Location of sample obtained in general accordance with ASTM D 1586 Standard Penetration Test

with recovery

Location of sample obtained using thin-wall Shelby tube or Geoprobe® sampler in general

accordance with ASTM D 1587 with recovery

Location of sample obtained using Dames & Moore sampler and 300-pound hammer or pushed

with recovery

Location of sample obtained using Dames & Moore and 140-pound hammer or pushed with

recovery

Location of sample obtained using 3-inch-O.D. California split-spoon sampler and 140-pound

hammer

Location of grab sample

Rock coring interval

Water level during drilling

Water level taken on date shown

Graphic Log of Soil and Rock Types

2T
e R

o e —

ROIRY, Observed contact between soil or
35 / rock units (at depth indicated)

depths indicated)

Inferred contact between soil or
/ rock units (at approximate

GEOTECHNICAL TESTING EXPLANATIONS

ATT Atterberg Limits PP Pocket Penetrometer
CBR California Bearing Ratio P200 Percent Passing U.S. Standard No. 200
CON | Consolidation AlEyR
DD Dry Density RES Resilient Modulus
DS Direct Shear SIEV Sieve Gradation
HYD Hydrometer Gradation TOR Torvane
MC Moisture Content uc Unconfined Compressive Strength
MD Moisture-Density Relationship VS Vane Shear
OoC Organic Content kPa Kilopascal
P Pushed Sample
ENVIRONMENTAL TESTING EXPLANATIONS
CA Sample Submitted for Chemical Analysis ND Not Detected
P Pushed Sample NS No Visible Sheen
PID Photoionization Detector Headspace SS Slight Sheen
Analysis MS Moderate Sheen
ppm Parts per Million HS Heavy Sheen

GEOD e NE

15575 SW Sequoia Parkway - Suite 100
Portland OR 97224
Off 503.968.8787 Fax 503.968.3068

EXPLORATION KEY

TABLE A-1
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RELATIVE DENSITY - COARSE-GRAINED SOILS

Portand OR 97224

Off 503.968.8787 Fax 503.968.3068

Relative Densit Standard Penetration Dames & Moore Sampler Dames & Moore Sampler
y Resistance (140-pound hammer) (300-pound hammer)
Very Loose 0-4 0-11 0-4
Loose 4-10 11-26 4-10
Medium Dense 10-30 26-74 10-30
Dense 30-50 74 -120 30-47
Very Dense More than 50 More than 120 More than 47
CONSISTENCY - FINE-GRAINED SOILS
Consisten Standard Penetration | Dames & Moore Sampler | Dames & Moore Sampler | Unconfined Compressive
il Resistance (140-pound hammer) (300-pound hammer) Strength (tsf)
Very Soft Less than 2 Less than 3 Less than 2 Less than 0.25
Soft 2-4 3-6 2-5 0.25-0.50
Medium Stiff 4-8 6-12 5-9 0.50-1.0
Stiff 8-15 12-25 9-19 1.0-2.0
Very Stiff 15-30 25 - 65 19-31 2.0-4.0
Hard More than 30 More than 65 More than 31 More than 4.0
PRIMARY SOIL DIVISIONS GROUP SYMBOL GROUP NAME
CLEAN GRAVELS
CRAVEL (< 5% fines) GW or GP GRAVEL
(ore than SO of GRAVEL WITH FINES CW-GM or CP-CM GRAVEL with silt
m o) -
s Pt iR (> 5% and < 12% fines) | GW-GC or GP-GC GRAVEL wnhEclay
; CM silty GRAVEL
COARSE-GRAINED retained on GRAVELS WITH FINES
SOILS No. 4 sieve) (> 12% fines) GC . clayey GRAVEL
GC-CM silty, clayey GRAVEL
(more than 50% CLEAN SANDS
Nretgg;d‘on ) SAND (<5% fines) SWor SP SAND
0. sieve
(50% re of SANDS WITH FINES SW-SM or SP-SM SAND with silt
or mo .
taare traction (> 5% and < 12% fines) SW—Scsor SP-SC SAINIJID with gay
passing M silty SAN
. SANDS WITH FINES
No. 4 sieve) (> 12% fines) SC : clayey SAND
SC-SM silty, clayey SAND
ML SILT
FINE-GRAINED CL CLAY
Liquid limi han 5
SOILS iquid limit less than 50 CLML Silty CLAY
SILT AND CLAY oL ORGANIC SILT or ORGANIC CLAY
(50% or more T ST
passing T
No. 200 sieve) L'q“'gr'g:t'; e CH CLAY
OH ORGANIC SILT or ORGANIC CLAY
HIGHLY ORCANIC SOILS PT PEAT
MOISTURE
CLASSIFICATION ADDITIONAL CONSTITUENTS
Secondary granular components or other materials
Term Field Test such as organics, man-made debris, etc.
Silt and Clay In: Sand and Gravel In:
d very low moisture, Percent | rine-Grained Coarse- Percent |  Fine-Grained Coarse-
v dry to touch Soils Grained Soils Soils Grained Soils
roist damp, without <5 trace trace <5 trace trace
visible moisture 5-12 minor with 5-15 minor minor
wel visible free water, >12 some silty/clayey 15-30 with with
usually saturated Sl ARG Rt e ] > 30 sandy/gravelly Indicate %
(€fFeDEsIGN:
e e Sanits SOIL CLASSIFICATION SYSTEM TABLE A-2
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HARDNESS

DESCRIPTION

Extremely Soft (RO)
Very Soft (R1)
Soft (R2)
Medium Hard (R3)
Hard (R4)
Very Hard (R5)

Indented by thumbnail

Can be peeled by pocket knife or scratched with finger nail
Can be peeled by a pocket knife with difficulty

Can be scratched by knife or pick

Can be scratched with knife or pick only with difficulty
Cannot be scratched with knife or sharp pick

WEATHERING

DESCRIPTION

Decomposed

Predominantly Decomposed

Rock mass is completely decomposed
Rock mass is more than 50% decomposed

Moderately Weathered Rock mass is decomposed locally
Slightly Weathered Rock mass is generally fresh
Fresh No discoloration in rock fabric
JOINT SPACING DESCRIPTION
Very Close Less than 2 inches
Close 2 inches to 1 foot

Moderate Close

1 foot to 3 feet

Wide 3 feet to 10 feet
Very Wide Greater than 10 feet
FRACTURING FRACTURE SPACING

Very Intensely Fractured
Intensely Fractured
Moderately Fractured
Slightly Fractured
Very Slightly Fractured

Chips and fragments with a few scattered short core lengths
0.1 foot to 0.3 foot with scattered fragments intervals

0.3 foot to 1 foot with most lengths 0.6 foot

1 foot to 3 feet

Greater than 3 feet

No fractures

Unfractured

HEALING DESCRIPTION

Not Healed Discontinuity surface, fractured zone, sheared material or filling not re-cemented
Partly Healed Less than 50% of fractured or sheared material

Moderately Healed
Totally Healed

Greater than 50% of fractured or sheared material
All fragments bonded

[T DESIGN:

15575 SW Sequoia Parkway - Suite 100
Portland OR 97224
Off 503.968.8787 Fax 503.968.3068

ROCK CLASSIFICATION SYSTEM TABLE A-3
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE COMAM-1-01-TP1_17.GP] GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

@ =z
Q o D |
DEPTH | 2 HE[Z|Z| ewmoisTure
=) <o | =
FEET é MATERIAL DESCRIPTION S o E CONTENT % COMMENTS
o2 = s
0.0 o 50 100
- Medium stiff, brown SILT (ML), abundant
o shrub roots; moist (2-inch-thick root
zone).
[[I|] Very soft to soft (R1-R2), gray-brown | !5
AT7|| BASALT; decomposed to intensely
[/T|| weathered, moderately to intensely
25 —{1]T] fractured.
7|
100
1
i
iU
I11]] soft to medium hard (R2-R3), gray;
{TiT|] moderately to intensely weathered,
[T| moderately fractured at 4.0 feet
50— ]lIl
I m
7
N1
Exploration terminated at a depth of 6.0
) 6.0 feet due to refusal. No groundwater seepage observed
to the depth explored.
No caving observed to the depth
] explored.
7.5 — Surface elevation was not
measured at the time of
o exploration.
10.0 —
12.5 —
15.0 0 30 T00

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhos (see report text)

15575 SW Sequoia Farkww Suite 100

@elDesiong |

TEST PIT TP-1

Portland OR 8722

Off 503.968.8787 Fax 503.968.3068 JULY 2014

WEST LINN, OR

NWC OF TANNLER & BLAKENSHIP FIGURE A-1
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP] GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

8 el B 3
DEPTH | 2 HE|E|E| emoisTurRE
FEET ; MATERIAL DESCRIPTION a E m E CONTENT % COMMENTS
> = B i
% v 50 100
’ [17|| Extremely soft to very soft (RO-R1), AR
{T|T|] brown-gray BASALT; decomposed to
N moderately weathered, moderately to
JTTy| very intensely fractured, abundant
I shrub roots (2-inch-thick root zone).
] | ]D without shrub roots at 1.5 feet
Th
o B
2.5 n
ATyT
J|| grades to medium hard (R3);
{r1| moderately to intensely weathered,
H moderately fractured at 3.0 feet
'I']] soft to medium hard (R2-R3), gray;
|'I|] moderately to intensely weathered,
[1T]] moderately fractured at 4.0 feet m
11
il Exploration terminated at a depth of 3.0
5.0 feet due to refusal. No groundwater seepage observed
g to the depth explored.
No caving observed to the depth
1 explored.
] Surface elevation was not
measured at the time of
b exploration.
7o
10.0 —
12.5 —
15.0 0 0100

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

15575 SW Sequoia Parkwav Suite 100
Portland OR 9722
Off 503.968.8787 Fax 503 968.3068 JULY 2014
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TEST PIT TP-2
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PRINT DATE: 7/28/14:KT

8 ~T 2 w
DEPTH | & QE|E|Z| ewmoisTure CONMERTY
FEET é MATERIAL DESCRIPTION > E m = CONTENT %
= | wv
L oo 5 50 100
* Ju| TOPSOIL, abundant shrub roots (12-
J45Y inch-thick root zone).
T Very soft to soft (R1-R2), brown-gray ~ ] 10
Al|l|| BASALT; decomposed to moderately
[|T]] weathered, moderately to very intensely
IV fractured.
)
2.5 — |1I |
11|
I [ |
40T
TT]] soft to medium hard (R2-R3);
JT\T{] moderately to intensely weathered,
Ik slightly to moderately fractured at 3.5
=L feet
5.0 “fl
' Exploration terminated at a depth of 30 ;
5.0 feet due to refusal. No groundwater seepage observed
7 §E R - | to the depth explored.
AR : No caving observed to the depth
1 £ ! explored.
2 3 - - | Surface elevation was nat
measured at the time of
] exploration.
7.5 —
10.0 —
12.5 —
15.0 ) 50 T00
EXCAVATED BY: Dan J, Fischer Excavating, Inc., LOGGED BY: NAK COMPLETED: 02/20114

EXCAVATION METHOD: trackhoe {see report text)

TEST PIT LOG - | PER PAGE CONAM-1-01-TP1_17.GPl GEODESIGN.GDT

DE5| GNz CONAM-1-01 TEST PIT TP-3

15575 SW Sequaia Parkway - Suite 100

Off 5039688787 Fan_ 363.968.3068 JULY 2014 NwWC OF L;g?[ﬁg: gLF:\KENSHIP FIGURE A-3
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PRINT DATE: 7/28/14.KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP) GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

= Z|
: =HHEE
DEPTH | & <da|E|% | ®MOISTURE
FEET | 2 MATERIAL DESCRIPTION Sl E § CONTENT % COMMENTS
LA 5 0 50 100
o] TOPSOIL, abundant shrub roots (18- '
1224 inch-thick root zone).
ik ik‘n‘-"n
_uﬂuﬂu
i s
[T\ [ Extremely soft to very soft (RO-R1), 1.5
{T|Tj] brown-gray BASALT; decomposed to
I intensely weathered, moderately to very
2.5 1|1 intensely fractured.
1|
Th
'
I
0
L'l
AT | | |
Illl
S 1 : gray-brown; decomposed at 5.0 feet
T slightly to moderately fractured at 5.5
['l| feet
1)
4]
7
41 | | |
N
7.5 —1 | [ |
]
'
1!
)
40T
' M
1
]H| soft to medium hard (R2-R3) at 9.5 feet
i Exploration terminated at a depth of 180
i 10.0 feet due to refusal. ?o"tﬁfé'éftwhaéié gechRae shserved
No caving observed to the depth
= explored.
o Surface elevation was not
measured at the time of
| exploration.
12.5 —
- L RRLS A

COMPLETED: 02/2014

EXCAVATION METHOD: trackhoe (see report text)

15575 SW Sequoia Parkway - Suite 100
Portland OR 97224
Off 503,968.8787 Fax 503.968.3068 JULY 2014
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TEST PIT TP-4

NWC OF TANNLER & BLAKENSHIP

WEST LINN, OR

FIGURE A-4
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - | PER PAGE CONAM-1-01-TP1_17.GP) GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

. =2
o I O | w
DEPTH | 2 HE|Z|Z| ewmoisture
FeET | £ MATERIAL DESCRIPTION a5 12| ConNTENT % COMMENTS
o 50 100
* Fiu] TOPSOIL, abundant shrub roots (12-
4% inch-thick roaot zone).
T Very soft to soft (Ri-R2), brown BASALT: | 10
11T)| decomposed to intensely weathered,
[[T| moderately to intensely fractured.
i
1]
2.5—] | | |
I [
11| soft to medium hard (R2-R3) at 3.0 feet
I
[ | | |
410
1
1117
T
*01T]] extremely soft to very soft (RO-R1),
II']] gray-yellow; decomposed at 5.0 feet
I
401
N7
1 | I |
1
s L0
I
T : | :I soft to medium hard (R2-R3) at 7.5 feet E
11
Exploration terminated at a depth of 8.0
8.0 feet due to refusal. No groundwater seepage observed
T to the depth explored.
No caving observed to the depth
= explored.
= Surface elevation was not
measured at the time of
10.0 — exploration.
12.5—
15.0 1] 50 100

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe {see report text)

Partland

@TeDesIGNe |

13575 SW Sequoia Parlcw:y ~Suite 100
Off 503.968:8787 Fax 503.968.3068 JULY 20] 4

TEST PIT TP-5

OR 97224

NWC OF TANNLER & BLAKENSHIP FIGURE A-5

WEST LINN, OR
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PRINT DATE: 7/2B/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP) GEODESIGN.GDT

Extremely soft to very soft (R0-R1),

brown-gray BASALT; decomposed to

intensely weathered, intensely to very

intensely fractured.

(%]
2 Pl 2| &
ol é MATERIAL DESCRIPTION SEAE CONTENT % COMMENTS
wi
(1.0 5 d J 0 50 100
’ Medium stiff, brown SILT with gravel ' Dl
i (ML), trace organics (rootlets), shrub
roots; moist (2-inch-thick root zone).
without shrub roots at 1.5 feet
"~ Medium dense, brown, silty GRAVEL | 25
(GM); moist, fine to coarse and angular
(decomposed basalt).
with cobbles at 3.0 feet N
______________________ 7.0

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

R T very soft to medium hard (R1-R3);
1 moderately to intensely weathered at
\10.0 feet ik = 4 T
Exploration terminated at a depth of toc'tﬁz‘:‘g:ptwhaeti;ﬁfriﬁége SOREEE
10.5 feet due to refusal. No caving observed to the depth
explored.
Surface elevation was not
measured at the time of
12.5 — exploration.
15.0 0 56100

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

15575 SW Sequaia Parkway - Suite 100

DESIG NE CONAM-1-01

TEST PIT TP-6

Partland OR 97224

Off 503,968.8787 Fax 503.968.3068 JULY 2014

NWC OF TANNLER & BLAKENSHIP
WEST LINN, OR

FIGURE A-6
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PRINT DATE: 7/28/14.KT

TEST PIT LOG - 1 PER PAGE CONAM-1-D1-TP1_17.GP] GEODESIGN.GDT

1 5575 SW Sequoia Parkway - Suite 100

DES'GN% CONAM-1-01

: z(9 |
= o
DEPTH | £ o | E ® MOISTURE
FEET % MATERIAL DESCRIPTION Sla| & E CONTENT % COMMENTS
}-
5 o 0 50 100
2 | Medium stiff, brown SILT with gravel
il (ML), trace organics (rootlets), abundant
shrub roots; moist (4-inch-thick root
zone). "
) Very soft to soft (R1-R2), brown-gray L
11| BASALT; decomposed to intensely
'|l]| weathered, moderately to very intensely
411/]] fractured.
7
nn
N
B
I
- m[ 5 iz Slow groundwater seepage
T, medium hard to hard (R3-R4); E - | observed at 4.0 feet.
r.T.]. moderately to intensely weathered at g )
\4.0 feet /‘ 4.5 : No caving observed to the depth
5.0 —| Exploration terminated at a depth of i as
4.5 feet due to refusal. Surface elevation was not
. measured at the time of
exploration.
7.5 —
10.0 —
12.5 —
15.0 0 50 100
EXCAVATED BY: Dan J. Fischer Excavating, Inc. LOGGED BY: NAK COMPLETED: 02/20/14
EXCAVATION METHOD: trackhoe (see report text)
TEST PIT TP-7

Partland OR 87224

Off 503.968,8787 Fax 503.968,3068 JULY 2014

NWC OF TANNLER & BLAKENSHIP
WEST LINN, OR

FIGURE A-7
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP] GEODESIGN.CDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

- z
: =HAP
DEPTH | € <o | = MOISTURE
EEET ; MATERIAL DESCR'PT'ON a g m E CONTENT % COMMENTS
o L e
Lo o 50 100
’ Soft to medium stiff, brown SILT (ML), '
i some clay, trace organics (rootlets);
moist (4-inch-thick root zone).
| Moderate caving observed at 1.5
feet.
25— m
1| Very soft to soft (R1-R2), brownand | 35
{TiT|| gray-yellow BASALT; decomposed to
! intensely weathered, intensely to very
I intensely fractured.
N
5‘0_H| soft to medium hard (R2-R3);
11" moderately to very intensely fractured
'I|:1 at 5.0 feet
T
1N
T
B Hl'i medium hard (R3) at 7.0 feet
7517
T
|
1)
1]
400
P : 9.5 No groundwater seepage observed
SR
' Surface elevation was not
4 measured at the time of
exploration.
12.5 —
15.0 30 00

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

TEST PIT TP-8

GEONNIENE A
=
T5575 SW Sequoia Parkway - Suite 100
Portland OR 97224
Off 503.968.8787 Fax 503.968.3068 JULY 2014

NWC OF TANNLER & BLAKENSHIP
WEST LINN, OR

FIGURE A-8
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP] GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

8 (@) o I | w
o RE|Z|2| emoisTuRe
OEFTH | = MATERIAL DESCRIPTION i B[S | Conrent % COMMENTS
S =
0 b 50 100
' [1] Soft to medium stiff, brown SILT with
i gravel (ML), trace organics (rootlets),
abundant fine roots; moist (4-inch-thick
i root zone).
| without fine roots at 1.0 foot
[[I|] Very soft to soft (RT-R2), brown and | 5
411y] gray-black BASALT; decomposed to
T/T|| intensely weathered, intensely to very
2.5—{T(T(| intensely fractured.
IiT
[']
gL
0
["l] soft to medium hard (R2-R3);
I1T1] moderately to very intensely weathered,
moderately to very intensely fractured 40
| at 3.5 feet No Eroémdv}:arer Iseezage observed
Exploration terminated at a depth of :qootc:ui:;tobg:pvgcrieté the depth
5.0 — 4.0 feet due to refl..lsal. exp|ored_
_ Surface elevation was not
measured at the time of
N exploration.
7.5 —
10.0 —|
12.5 —
150 0 5.0 100

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

@FOlDEsIGNe | v TR N T
15575 SW Sequoia Farkwav‘smre 1ao
OIF S03.960 R8T Rk Soh acaa06A JULY 2014 NWC OF 1'-;-\!AF_¢.N$ ﬁs S! %L;KENSHW FIGURE A-9
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_.17.GP] GEODESIGN.CDT

) =
o HE|Z|Z| ewmoisTure
piadly E MATERIAL DESCRIPTION S| G| 2| ConTenT % COMMENTS
[ ("]
—-a0.0 s 50 100
’ Soft to medium stiff, brown SILT (ML), N
i some clay, trace organics; moist (4-inch-
thick root zone).
- Minor caving observed at 1.0 foot.
l wood/roots at 2.0 feet
257 medium stiff at 2.5 feet
|| Extremely soft to very soft (RO-R1), | 3%
{T|T|| brown BASALT; decomposed to
M0 intensely weathered, intensely to very
JTT|] intensely fractured.
N
5.0 | | |
'
T
10
1
N
[:|: soft to medium hard (R2-R3);
r.T{ moderately to intensely weathered, 5% 2L | e arconduaterseanige shaeid
r6nc53dfera;tely to intensely fractured at /- ! i i |1 | to the depth explored.
Tl = ee = tE R T
Exploration terminated at a depth of - oo | oo | Surface elevation was not
= 7.0 feet due to refusal. o ¢ |5 | measured at the time of
s it | exploration.
-
10.0 —|
12.5 —
6 £ BRUTRE N
EXCAVATED BY: Dan J. Fischer Excavating, Inc. LOGGED BY: NAK COMPLETED: 02/20/14
EXCAVATION METHOD: trackhoe (see report text)
[@TODESIGNe | o ol
15575 SWPSEQ.IJO::IIS;";\-;;\-"SIIM 100 C 0
arian NWC OF TANNLER & BLAKENSHIP
i 787 Fax 503.968.3068 -
Off 503.968.878 JULY 2014 WEST LINN. OR FIGURE A-10
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PRINT DATE: 7/28/14 KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP] GEODESIGN.GDT

DEPTH
FEET

GRAPHIC LOG

MATERIAL DESCRIPTION

ELEVATI
DEPTH
TESTING
SAMPLE

@ MOISTURE
CONTENT % COMMENTS

30 100

5.0

Blackberry cuttings (2.0 inches).

A7

|
—

10.0 —

Soft to medium stiff, dark brown SILT
(ML), some clay, trace to some organics,
abundant roots; moist.

without abundant roots at 1.0 foot

medium stiff, brown, none to trace
organics at 1.5 feet
stiff at 2.0 feet

brown-yellow at 4.0 feet

Extremely soft to very soft (R0O-R1),
brown-gray BASALT; decomposed to
intensely weathered, intensely to very
intensely fractured.

very soft to soft (R1-R2), gray; vuggy at
8.0 feet

moderately to intensely fractured at 9.0
feet

soft to medium hard (R2-R3) at 10.0
feet

Exploration terminated at a depth of
10.5 feet due to refusal.

5.0

Slow to moderate groundwater
seepage observed at 10.0 feet.

No caving observed to the depth
explored.

Surface elevation was not
measured at the time of
exploration.

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

0 50 100

LOGGED BY: NAK COMPLETED: 02/2014

EXCAVATION METHOD: trackhos (see report text)

15575 SW Sequoia Parkway - Suite 100
Partland OR 97224
OFf 503.968.8787 Fax 503.968.3068 JULY 2014

DES|GN‘g’ CONAM-1-01

TEST PIT TP-11

NWC OF TANNLER & BLAKENSHIP
WEST LINN, OR FIGURE A-11

8/26/15 PC Meeting
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PRINT DATE: 7/28/14.KT

TEST PIT LOG - | PER PAGE CONAM-1-01-TP1_17.GP) GEODESIGN.GDT

8 OI O w
DEPTH | 2 HE|Z|2 | ewmoisture
T | £ MATERIAL DESCRIPTION %E 7|2 | CONTENT % COMMENTS
2 d |F|4
0 o 50 100
% Blackberry cuttings (2.0 inches). 1 e .
| Soft to medium stiff, dark brown SILT '
(ML), some clay, trace to some organics,
4 abundant blackberry roots; moist.
without abundant blackberry roots at
= 1.0 foot
medium stiff, brown, trace organics at
- 1.5 feet
25| |] stiff at 2.5 feet m
i brown-yellow at 4.5 feet
SOITT 1" Extremely soft to very soft (RO-R1), | 50
{TT{| brown-gray BASALT; decomposed to
I intensely weathered, intensely to very
n intensely fractured.
I
T
jLn
11
LI
[T|| gray; slightly to moderately fractured,
ATT|| vuggy at 7.5 feet
1)
110
I
10
L'l
I
10.0— L]
1
[J | 1
Exploration terminated at a depth of 10
10.5 feet due to refusal. No groundwater seepage observed
= to the depth explored.
No caving observed to the depth
] explored.
: Surface elevation was not
measured at the time of
12.5 — exploration.
15.0 U. — 50 . IIOO
EXCAVATED BY: Dan J. Fischer Excavating, Inc. LOGGED BY: NAK COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

DES|G N2 CONAM-1-01

TEST PIT TP-12

15575 SW Sequoia Parkway - Suite 100
Portland OR 97224
Off 503.968.8787 Fax 503.968.3068 JULY 2014

NWC OF TANNLER & BLAKENSHIP FIGURE A-12

WEST LINN, OR

8/26/15 PC Meeting
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PRINT DATE: 7/28/14.KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP] GEODESIGN.GDT

EXCAVATED BY' Dan J. Fischar Excavating, Inc.

LOGGED BY: NAK

& =z
S ozl
= =8
il é MATERIAL DESCRIPTION §§ E : SIS TURE COMMENTS
=
—0.0 5 50 100
’ Blackberry cuttings (2.0 inches). 63
2 Soft to medium stiff, dark brown SILT '
(ML), some clay, trace to some organics,
. blackberry roots; moist. Minor caving observed at 1.0 foot.
medium stiff, brown, trace organics,
= without blackberry roots at 1.0 foot
[[T]] Very soft to soft (R1-R2), gray-brown | 20
2.5 —11|T|| BASALT; decomposed ta intensely
[[T|| weathered, moderately to very intensely
i fractured.
I
gLy
T
1l l [
1
!
s5.0—{111]
1
s LI
M
7
'
7
)
[1T;] medium hard to hard (R3-R4); slightly to
7.5 L1.] moderately weathered, moderately
. \fractured at 7.0 feet 7.5 No groundwater seepage observed
s ; to the depth explored.
y! Exploration termlrftateld at a depth of
7.5 feet due to refusal. Surface elevation was not
i measured at the time of
exploration.
10,0 —
12.5 —
15.0 0 50 T00

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

@TODEsIcNg | o

15575 SW Sequoia Parkww + Suite 100
Partland OR 97224
Off 503.968.8787 Fax 503.968.3068 JULY 2014

TEST PIT TP-13

NWC OF TANNLER & BLAKENSHIP
WEST LINN, OR

FIGURE A-13
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PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GF] GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

&)
S oE| 2|3
v oa|l=|S| @MOISTURE
r il & MATERIAL DESCRIPTION S| 5|3 | contente COMMENTS
3 a4 |-
fm— o 50 100
’ Blackberry cuttings (2.0 inches). ig :
el Soft to medium stiff, dark brown SILT '
(ML), some clay, trace to some organics,
el blackberry roots; maist.
medium stiff, brown, trace organics,
. without blackberry roots at 1.0 foot
2.5
1] Very soft fo soft (RI-R2), brown-gray | *°
1T|T|| BASALT; decomposed to intensely
] weathered, intensely to very intensely
50— fractured.
' m
00
A
I
B LA
I
L A [
7
7.5 — - -
Exploration terminated at a depth of 7.5
| 7.5 feet due to refusal. No groundwater seepage observed
to the depth explored.
No caving observed to the depth
T explored.
- Surface elevation was not
measured at the time of
o exploration.
10.0 —
12.5 —
i Ll el

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

@FeDESIGN:

TEST PIT TP-14

15575 SW Sequoia Parkway - Suite 100
Partland OR 97224
Off 503.968.8787 Fax 503.968.3068 JULY 2014

NWC OF TANNLER & BLAKENSHIP

WEST LINN, OR

FIGURE A-14

8/26/15 PC Meeting
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PRINT DATE: 7/28/14.KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP| GEODESIGN.GDT

EXCAVATED BY: Dan J. Fischer Excavating, Inc,

LOGGED BY: NAK

S =2EIE
HE=l=|&
DEPTH | € o | = @ MOISTURE
FEET | £ MATERIAL DESCRIPTION 38| g CONTENT % COMMENTS
-4
0 o 50 100
- | Blackberry cuttings (2.0 inches). A 2 B
§ Soft to medium stiff, dark brown SILT )
(ML), some clay, trace to some
. organics, blackberry roots; moist -
FILL.
. without blackberry roots at 1.0 foot
| medium stiff, with cobbles, trace gravel
2.5 at 2.0 feet
| Bottle cap and wood debris at 3.0
feet.
11T Medium stiff to stiff, brown SILT (MFA), | 35 ’Y‘
| some clay, trace gravel; moist. /
5.0 —
7.5 —
[|T]| Extremely soft to very soft (RO-R1), | 80
{T|T|] brown-yellow and gray BASALT;
[/T|| decomposed to intensely weathered,
T intensely to very intensely fractured.
01
10T
0
10.0 — T | T |
1l
[|1|] very soft to soft (R1-R2); moderately to
4TiT{] intensely weathered, moderately
T fractured at 10.5 feet
1
[lll soft to medium hard (R3-R5) at 11.5
LU feet B
Exploration terminated at a depth of =a
12.5 —| 12.0 feet due to refusal. roetazoslggxaéigls:ri%?ge observed
No caving observed to the depth
| explored.
= Surface elevation was not
measured at the time of
= exploration.
L% i} 50 100

COMPLETED: 02/20114

EXCAVATION METHOD: trackfioe {see report taxt)

15575 SW Sequaia Parkway - Suite 100
Portland OR 97224
Off 503,968.4787 Fax 503.968.3068 JULY 2014

@ DesicNg | oo

TEST PIT TP-15

NWC OF TANNLER & BLAKENSHIP FIGURE A-15

WEST LINN, OR

8/26/15 PC Meeting

295




PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP] GEODESIGN.GDT

DEPTH
FEET

—a0.0

GRAPHIC LOG

MATERIAL DESCRIPTION

® MOISTURE

ELEVATI
DEPTH
TESTING
SAMPLE

COMMENTS

5.0

Blackberry cuttings (2.0 inches).

o
N

7.5 —

10.0 —

Soft to medium stiff, dark brown SILT
(ML), some clay, trace to some organics,
blackberry roots; maist.

medium stiff, brown, trace organics,
without blackberry roots at 1.0 foot

stiff at 2.0 feet

brown-yellow and gray BASALT;
decomposed to intensely weathered,
intensely to very intensely fractured.

soft to medium hard (R2-R3);
moderately to intensely weathered,

\mode rately to intensely fractured at 9.0

feet

Exploration terminated at a depth of
9.5 feet due to refusal.

No groundwater seepage observed
to the depth explored.

No caving observed to the depth
explored.

Surface elevation was not
measured at the time of
exploration.

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

100

LOGGED BY: NAK

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoa (see repart text)

15575 5W Sequoia Parkway - Suite 100
Portland OR 97224
Off 503.968.8787 Fax 503.968.3068 JULY 20] 4

DES| GNg CONAM-1-01

TEST PIT TP-16

NWC OF TANNLER & BLAKENSHIP
WEST LINN, OR

FIGURE A-16

8/26/15 PC Meeting




PRINT DATE: 7/28/14:KT

TEST PIT LOG - 1 PER PAGE CONAM-1-01-TP1_17.GP| GEODESIGN.GDT

DEPTH
FEET

—0.0

GRAPHIC LOG

MATERIAL DESCRIPTION

® MOISTURE
CONTENT %

VATI
DEPTH
TESTING
SAMPLE

a 50

COMMENTS

12.5

Blackberry cuttings (2.0 inches).

Soft to medium stiff, dark brown SILT
(ML), some clay, trace to some organics,
blackberry roots; moist.

without blackberry roots at 1.0 foot

medium stiff, brown-yellow, none to
trace organics at 2.0 feet
stiff at 2.5 feet

trace sand at 5.0 feet

with sand at 7.0 feet

soft to medium hard (R2-R3);
moderately to intensely weathered,
moderately to intensely fractured at 9.0
feet

with cobbles, trace gravel at 11.0 feet

Very soft to soft (R1-R2), brown-yellow
and gray BASALT; decompased to
moderately weathered, moderately to
intensely fractured.

Exploration terminated at a depth of
13.5 feet due to refusal.

<

12.5

Slow groundwater seepage
observed at 3.5 feet.

No caving observed to the depth
explored.

Surface elevation was not
measured at the time of
exploration.

15.0

EXCAVATED BY: Dan J. Fischer Excavating, Inc.

LOGGED BY: NAK

0 50 100

COMPLETED: 02/20/14

EXCAVATION METHOD: trackhoe (see report text)

575 SW Sequoia Parkwa\r - Sulte 100
rtland OR 3722
Off 503,968,878 Fax. 5059683068 JULY 2014

[@ZODESIGN: it

TEST PIT TP-17

NWC OF TANNLER & BLAKENSHIP FIGURE A-17

WEST LINN, OR

8/26/15 PC Meeting
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APPENDIX B
2006 FIELD EXPLORATIONS

Subsurface conditions at the site were explored by excavating 16 test pits (TP-1 through TP-16)
to depths of approximately 3 to 11 feet BGS on February 23, 2006. The test pits were excavated
by Western States Soil Conservation, Inc. of Aurora, Oregon, using a Kamatsu PC-40 trackhoe.
The approximate locations of the explorations are shown on the attached site plan. Logs of the
explorations are included in this appendix. The locations of the explorations were determined in
the field by pacing from site features. This information should be considered accurate to the
degree implied by the methods used.

@TDesicone B-1 ConAm-1-01:072814
8/26/15 PC Meeting
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KEYTO

TEST PIT AND BORING LOG SYMBOLS

SYMBOL

SAMPLING DESCRIPTION

|

with recovery

with recovery

with recovery

Location of sample obtained in general accordance with ASTM D 1586 Standard Penetration Test

Location of sample obtained using thin wall, shelby tube, or Geoprobe® sampler in general
accordance with ASTM D 1587 with recovery

Location of sample obtained using Dames & Moore sampler and 300-pound hammer or pushed

Location of sample obtained using Dames & Moore sampler and 140-pound hammer or pushed

Graphic Log of Soil and Rock Types

Location of grab sample \.".\ gt?;:;ids;iclm;? ?0ck units
"“ (at depth indicated)
Rock coring interval
Inferred contact between
. . soil or rock units
Z Water level during drilling (at approximate depths
T indicated)
U
Y Water level taken on date shown ,‘]
GEOTECHNICAL TESTING EXPLANATIONS
PP Pocket Penetrometer DD Dry Density
TOR Torvane ATT Atterberg Limits
CON Consolidation CBR California Bearing Ratio
DS Direct Shear oC Organic Content
P200 Percent Passing U.S. Standard No. 200 P Pushed Sample
Sieve
RES Resilient Modulus
HYD Hydrometer Gradation
: VS Vane Shear
5 uc Unconfined Compressive Strength
5 kPa kiloPascal
g SIEV Sieve Gradation
§ ENVIRONMENTAL TESTING EXPLANATIONS
8
g CA Sample Submitted for Chemical Analysis ND Not Detected
8
£ PID Photoionization Detector Headspace NS No Visible Sheen
Analysis
A SS Slight Sheen
g ppm Parts Per Million C
MS Moderate Sheen
P Pushed Sample
HS Heavy Sheen

_to_Test_Pit_and_Bori

File Mame: Ke

GEONNTANE

15575 SW Sequoia Parkway - Sulte 100

Off 503.968.8787 Fax 503.968 3068

Portland OR 97224

KEY TO TEST PIT AND BORING LOG SYMBOLS

TABLE A-1

8/26/15 PC Meeting
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File Name: Soil_Classification_System_and_Guidelines-Portland.doc  Print Date: .03/03/04

SOIL CLASSIFICATION SYSTEM

CONSISTENCY - COARSE-GRAINED SOILS

Relative Density Standard- Penetration Dames & Moore Sampler Dames & Moore Sampler
Resistance (140-pound hammer) (300-pound hammer)
Very Loose 0-4 0-11 0-4
Loose 4-10 11-26 4-10
Medium Dense 10-30 26-74 10- 30
Dense 30-50 74-120 30-47
Very Dense More than 50 More than 120 More than 47

CONSISTENCY - FINE-GRAINED SOILS

Consistency Standard_ Penetration | Dames & Moore Sampler | Dames & Moore Sampler | Unconfined Compressive
Resistance (140-pound hammer) (300-pound hammer) Strength (tsf)
Very Soft Less than 2 Less than 3 Less than 2 Less than 0.25
Soft 2-4 3-6 2-5 0.25 -0.50
Medium Stiff 4-8 6-12 5-9 0.50-1.0
Stiff 8-15 12 -25 9-19 1.0-2.0
Very Stiff 15-30 25 - 65 19 - 31 2.0-4.0
Hard More than 30 More than 65 More than 31 More than 4.0
SOIL CLASSIFICATION NAME
Name and Modifier Terms Constituent Percentage
GRAVEL, SAND >50%
sandy, gravelly 30 - 50%
. silty, clayey 15 - 50%
Coarse-grained some (gravel, sand) 15 - 30%
some (silt, clay) 5. 15%
trace (gravel, sand)
trace (silt, clay) <5%
CLAY, SILT >50%
silty, clayey 30 - 50%
sandy, gravelly
Fine-grained some (sf’and, gravel) 15 - 30%
some (silt, clay)
trace (sgnd. gravel) 5. 15%
trace (silt, clay)
PEAT 50 - 100%
Organic organic (soil name) 15-50%
(soil name) with some organics 5-15%

MOISTURE CLASSIFICATION

Term Field Test
dry very low moisture, dry to touch

moist damp, without visible moisture
wet visible free water, usually saturated

GRAIN SIZE CLASSIFICATION

Description Sieve* Observed Size
boulders - >12"
cobbles - 3"-12"
— coarse 0.75"-3" 0.75"-3"
fine #4-0.75" 0.19"-0.75"
coarse #10 - #4 0.079"-0.19"
sand medium #40 - #10 0.017"-0.079"
fine #200 - #40 00029"-0.017"
fines <#200 <0.0029"
* Use of #200 field sieve encouraged
-
DESIGN% SOIL CLASSIFICATION SYSTEM AND GUIDELINES TABLE A-2

15575 SW Sequoia Parkway - Suite 100
Portland OR 97224
Off 503.968.8787 Fax 503.968.3068

8/26/15 PC Meeting
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ROCK CLASSIFICATION GUIDELINES

HARDNESS

DESCRIPTION

Extremely Soft (RO)
Very Soft (R1)
Soft (R2)
Medium Hard (R3)
Hard (R4)
Very Hard (R5)

Indented by thumbnail

Can be peeled by pocket knife or scratched with finger nail
Can be peeled by a pocket knife with difficulty

Can be scratched by knife or pick

Can be scratched with knife or pick only with difficulty
Cannot be scratched with knife or sharp pick

WEATHERING DESCRIPTION
Decomposed Rock mass is completely decomposed
Predominantly Decomposed | Rock mass is more than 50% decomposed
Moderately Weathered Rock mass is decomposed locally
Slightly Weathered Rock mass is generally fresh
Fresh No discoloration in rock fabric

JOINT SPACING

DESCRIPTION

Very Close Less than 2 inches
Close 2 inches to 1 foot
Moderate Close 1 foot to 3 feet
Wide 3 feet to 10 feet
Very Wide Greater than 10 feet
FRACTURING FRACTURE SPACING

Very Intensely Fractured
Intensely Fractured
Moderately Fractured
Slightly Fractured
Very Slightly Fractured

Chips and fragments with a few scattered short core lengths

0.1 foot to 0.3 foot with scattered fragments intervals
0.3 foot to 1 foot with most lengths 0.6 foot

1 foot to 3 feet

Greater than 3 feet

Unfractured No fractures
HEALING DESCRIPTION
Not Healed Discontinuity surface, fractured zone, sheared material or filling not re-cemented
Partly Healed Less than 50% of fractured or sheared material

Moderately Healed
Totally Healed

Greater than 50% of fractured or sheared material
All fragments bonded

File Nama: Rock_CIassiﬁcation_CuideLnis—EnglishUni& Portland.doc  Print Date: 03/03/04

X8 DESIGN:

15575 SW Sequoia Parkway - Suite 100
Portland OR 87224
Off 503.968.8787 Fax 503.968 3068

ROCK CLASSIFICATION GUIDELINES

TABLE A-3
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PRINT DATE: 7/6/06:KT

11.0

z
g SEI2 (4] o
£l Z MOISTURE
e | 2 MATERIAL DESCRIPTION S| = % CONTENT % COMMENTS
g d |E|&
TOP{;] 0 50 100
o] Stiff, brown SILT with trace to some S T
| gravel; dry to moist (3-inch-thick root
| zone).
8 becomes gravelly at 1.5 feet
5 oy Very derse, biown CRAVEL wifh trace to | *
¥ some silt and cobbles; dry to moist, .
angular | R il —
i Stiff to very stiff, brown, gravelly SILT; p200| | | @ : pa0o=
moist. g
301583 Very dense, brown, fine to coarse >0
_;B()',- GRAVEL with some cobbles and trace silt;
054 dry to moist, angular (moderately
'% weathered basalt).
7s—eed
. Very stiff to hard, brown SILT with some | '* X
] clay and trace to no gravel; dry to moist.
10.0 —
-] © 1] | Nogroundwater seepage observed
_ | :: @ |::::|tothedepthexplored.

Test pit completed at 11.0 feet. : No caving observed to the depth
T ] explored.
g5 i
0 50 100
TP-Z 0 50 100
0.0 :

Medium stiff to stiff, dark brown SILT
with some gravel; dry to moist.

H117{] Soft (R2), black and brown BASALT;

2.5—{T|T|| predominately decomposed, vesicular,

{TT|| closely fractured.

No groundwater seepage observed

TEST PIT LOG - 2 PER PAGE BLACKHAWEK-1-01-TP1-16.GF) GEODESIGN.GDT

%3 to the depth explored.

2 Test pit completed at 3.3 feet due to ) No caving observed to the depth

. refusal on basalt. explored.
5.0~
7.5=—1
10.0 —
12,5 — "3 33 55

0 50 100
EXCAVATED BY: Western States Soil Conservation, Inc. LOGGED BY: BBP COMPLETED: 02/23/06
EXCAVATION METHOD: backhoe (see report text)

@REDEsIGNz | oo

15575 SW Sequola Parkway - Suite 100

off

Portland OR 97224
503.968.8787 Fax 503.96E.3068 JULY 2006

WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR FIGURE A-1
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PRINT DATE: 7/6/06:KT

TEST PIT LOG - 2 PER PAGE BLACKHAWK-1-01-TP1-1 6.GP| CEODESIGN.GDT

=z
by o
o e g o
= S5l 2 |2| emosTuRE
Ce |2 MATERIAL DESCRIPTION SIS E |Z| conTenT% COMMENTS
s 9002 |3
e | = |
o
T{}Po-3 = 0 50 100
| Stiff, brown SILT with trace clay; dry to :
] moist (6-inch-thick root zone).
2.5—
] E No gro&mdwater !seepage observed
B i 4.1 to the depth explored.
J grgci_gztwlth trace gravel and cobbles at . No caving observed 1o the depth
=) Soft to medium hard (R2-R3), light gray- Sxplored.
T brown BASALT; moderately to slightly
T eathered, closely fractured.
] Test pit completed at 4.3 feet due to
g refusal on basalt.
7.5 —
10.0 —
12.5 — i
V] 50 100
TOP(;4 0 50 100
o] Stiff, brown SILT with trace to some clay; N E
| moist (5-inch-thick root zone).
2.5 —
3 grades to light brown and clayey with K
: brown and black mottles at 3.0 feet
5.0 — ;
] grades with trace gravel and angular
J L cobbles (colluvium) at 5.0 feet
053 encountered single cobble (10-inch ] ® P EE lEdgs
{|diameter) at 5.5 feet 1f] &5 E @ : | |Nogroundwater seepage observed
F=:hi Dense to very dense, yellow-gray GRAVEL [{ ,, Piii| i |tothe depth e 1
7.5— with some cobbles and trace silt; dry to TR R E: ?g:’é’ég observed to the depth
. moist, angular (colluvium). P ’
< Dense to very dense, yellow-gray, fine to
. coarse SAND with some clay and trace
e fine gravel; moist, subrounded to
10.0 — Lln_qular.
! Test pit completed at 7.2 feet due to
i refusal on basalt.
12,5 —
Q 50 100

EXCAVATED BY: Western States Soil Conservation, Inc.

LOGCED BY; BBP

COMPLETED: 02/23/06

EXCAVATION METHOD: backhoe (see report text)

DES'G Nz BLACKHAWK-1-01

15575 SW Sequoia Par!;;l:\f - Sulte.100
Portland OR 97224
OFf 503.068.8787. Fax 5039663068 JULY 2006

TEST PIT

WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR

FIGURE A-2
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PRINT DATE: 7/6/06:KT

z
§ g E % = @ MOISTURE
e | = MATERIAL DESCRIPTION S&| £ |S| conTENT% COMMENTS
= = w | <
o | = |w
&)
TOP{;S 0 50 100
- Stiff, brown SILT with trace clay; moist 3
| (3-inch-thick root zone). i1
25— M.
I|| Soft to medium hard (R2-R3), gray 0 X 11 No gw;ndﬁater Isee;:iage observed
i BASALT with brown staining; moderate to | 37 : Lootc:wfg%bg:fvgéem —
\slighﬂy weathered, slightly fractured (1- [ : explored.
" to 8-inch spacing). :
5.0— Test pit completed at 3.7 feet due to ;
2 refusal on basalt. :
7.5—
10.0 —
12.5 — :
0 50 100
T{E’(;G 0 50 100
- Stiff, brown SILT with trace to some 2 ke
gravel and cobbles and trace clay; dry to
t moist (8-inch-thick root zone).
2.5 —
T 1T stiff, dark brown, gravelly SILT with some | *°
11]1] organics; dry to moist (colluvium). _ _ _ _ _
| Stiff, dark brown SILT with trace to some | *°
ol gravel and some organics; dry to moist
wkN (colluvium).
i grades to no gravel at 5.5 feet
7.5 —
1 E No ﬁroundwater seepage observed
10.0 — to the depth explored.
o Test pit completed at 10.2 feet. e No caving observed to the depth
= explored.
12.5 — s U pem i G
0 50 100

EXCAVATED BY: Western States Soil Conservation, Inc.

LOGGED BY: BBP

COMPLETED: 02/23/06

TEST PIT LOG - 2 PER PAGE BLACKHAWK-1-01-TP1-16.GP] GEODESIGN.GDT

EXCAVATION METHOD: backhoe (see report text)

@FeDesIGNg | oo TRETRIT
15575 SW Sequula Parkway - Suite 100
L p— JuLY 2006 e FIGURE A-3
8/26/15 PC Meeting
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PRINT DATE: 7/6/06:KT

TEST PIT LOG - 2 PER PAGE BLACKHAWK-1-01-TP1-16.GP| GEODESIGN.GDT

=
2 (@)
s ST o |w
T Q5| 2 |Z| eMosTure
ERETH £ MATERIAL DESCRIPTION SBIE (B EokTeaTa COMMENTS
FEET | £ zoly (2
P o |+ |»
2
TOPO-7 0 50 100
- Stiff, brown SILT with trace clay; dry to x
i moist (4-inch-thick root zone).
2.5 —
j encountered two boulders (14-inch
diameter) at 3.0 feet
[1T[\grades with some gravel and cobbles at /' “
| | | | 3.5 feet
»0 /7] Soft to medium hard (R2-R3), gray
I BASALT with brown staining; moderately
i weathered, closely fractured (1 to 6
5 Iff][ inches), slightly fractured.
IT\Ti] grades to extremely soft to very soft (RO- N d b
75— '] J 0 groundwater seepage observed
[.1] R1) at approximately 7.0 feet X to the depth explored.
\grades to red-brown with yellow breccia [ 80 No caving observed to the depth
i at 7.5 feet explored.
1l Test pit completed at 8.0 feet due to
i refusal on basalt.
10.0 —
12.5 —
0 100
TOP{;S 0 100
] Medium stiff to stiff, brown SILT with " '
i trace clay; moist (2-inch-thick root zone).
2.5 —
i grades to yellow-brown with some clay at
] 3.5 feet
5.0 —
JoBd Very derse, Brown, ity CRAVEL dryio | **
9 moist, poorly graded, angular, few
cobbles up to 8-inch diameter T B
1 eolluvivm). J X
73 —1{1||\ Hard, brown, clayey STLT dry. — —— —— 75
I Extremely soft (R0), dark gray BASALT S8 EEE T d Beavad
T,7,] With brown stains; decomposed to K|iie|iii motggoé’: t\ga;:r's::eriﬂage observe
intensely weathered. | 80 ziprliiit NG cavingobse?\red to the depth
s Test pit completed at 9.0 feet. explored.
10.0 —
12.5— i Dy -
¢ 50 100
EXCAVATED BY: Western States Soil Conservation, Inc: LOGGED BY: BBP COMPLETED: 02/23/06
EXCAVATION METHOD: backhoe (see report text)
TEST PIT

-DES|G Ng BLACKHAWK-1-01

15575 SW Seguoia !‘z(kw;\-' Suire |00
Partland DR 9722
Off 5039588787 Fax 5039683068 JULY 2006

WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR

FIGURE A-4
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PRINT DATE: 7/6/06:KT

TEST PIT LOG - 2 PER PAGE BLACKHAWK-1-01-TP1-16.GP] GEODESIGN.GDT

b
g 2E[2 4] o
al = MOISTURE
gl g MATERIAL DESCRIPTION S| B |S| conTENT% COMMENTS
% o e T ¢
S wi - |
TOPO'Q 0 100
- Stiff, brown SILT with trace to some clay; :
] moist (7-inch-thick root zone).
2.5 —
. 0__ grades to no clay at 4.5 feet s
Dense to very dense, brown, fine to 8.0 Minor caving observed at 8.0 feet.
coarse GRAVEL with some fine to coarse
sand and silt; moist, poorly graded,
subrounded to subangular. 15y
" o 1 No groundwater seepage observed
- Test pit completed at 10.7 feet. : R to the depth explored.
12.5 — §
0 50 100
TP-10 .
— Medium stiff to stiff, brown SILT with 5
] trace to some clay; moist (6-inch-thick :
] root zone). :
§ K|::e®
2.5 ]
5 0_% %4 Dense to very dense, brown-gray, fine to e
1503 coarse GRAVEL with some fine to coarse S P200 = 24%
083 cobbles and silt and trace sand; moist, 200 ||} @ =
15 subrounded to subangular. e
ﬂ:—g‘p . 3
e ;;Q grades to very fractured, decomposed
o8 basalt at 7.0 feet
oS - No groundwater seepage observed
1o g X to the depth explored.
& Test pit completed at 8.8 feet. . No caving observed to the depth
] explored.
10.0 —
12.5— R R
0 50 100
EXCAVATED BY: Western States Soil Conservation, Inc. LOGGED BY: BBP COMPLETED: 02/23/06

EXCAVATION METHOD: backhoe (see report text)

D ESIGNz BLACKHAWK-1-01

15575 SW Sequoia Parkway - Suite 100

TEST PIT

Portland OR 97224
OFf 503.9688787 Fax 503.9683068 JULY 2006

WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR FIGURE A-5
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PRINT DATE: 7/6/06:KT

TEST PIT LOG - 2 PER PAGE BLACKHAWK-1-01-TP1-16.GP) GEODESIGN.GDT

=
8 O O | w
J 2a| £ |Z| eMoisTure
-2l B MATERIAL DESCRIPTION SIG| = || conTenT % COMMENTS
FEET | £ zo|yg (2
= @ |- |4
2
Tl'.iP(;] ] 0 50 100
= Medium stiff, dark brown SILT with trace :
k to some gravel and trace clay; moist (fill).
2.5 —
i Stiff, brown SILT with trace to some clay; | *°
g dry to moist, few roots.
. ali e
_-3"4?.' Dense to very dense, brown-gray GRAVEL | *°
1533 with some silt and cobbles; moist,
ond angular (colluvium).
7.5 — 1o
1ok X
l111] Extremely soft to very soft (RO-R1), o iiii|:: 0 | Nogroundwater seepage observed
10.0—L11] yellow-gray BASALT; decomposed, closely e : i1 PG | tothe depth explored.
: \fractured (1 to 5 inches). 108 i i i | i1 |Nocaving observed to the depth
T Test pit completed at 10.0 feet. : explored.
12.5
0 100
TP-I 2 0 100
OO TTTTT Medium stiff to stiff, brown SILT with : :
| some clay; moist (7-inch-thick root zone). g
2.5
1[[]] Stiff, gray-brown, clayey SILT with brown | >* :
1l mottles; moist. E : ®
>0 IoEA Very dense, brown-gray GRAVEL with 9
3% some cobbles and trace sand and silt;
lopd moist, subrounded to angular.
7.5—
:—--g' g
453G grades to fine to coarse with some sand
lobg and silt at 8.5 feet
o0\q becomes subrounded to subangular at
m'o_‘g;@ 9.0 feet No groundwater seepage observed
ELoX ; X i 10| i1 |tothe depth explored.
. Test pit completed at 10.8 feet. o8 © i 11| ii1i|Nocaving observed to the depth
. o | |explored.
12.5—
4] 50 100

EXCAVATED BY: Western States Soil Conservation, Inc.

LOGGED BY: BBP

COMPLETED: 02/23/08

EXCAVATION METHOD: backhoe (see report text)

DES IGN2 BLACKHAWK-1-01

15575 5W Seqlnm: ;;rl;v;;; -~ Sulre 100
Part! 4
Off S03.958.8787 fax 503.968,3068 JULY 2006

FIGURE A-6

8/26/15

TEST PIT
WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR
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PRINT DATE: 7/6/06:KT

TEST PIT LOG - 2 PER PAGE BLACKHAWK-1-01-TP1-16.GP] GEODESIGN.GDT

2
9 o
(] =Ll O | w
¥ FIE| 2 |2| @MOISTURE
DEPTH | & MATERIAL DESCRIPTION &l E |S| CONTENT % COMMENTS
FEET | 2 2ol Yy |2
= ol |[F |9
]
TOP(;] 3 0 50 100
= Stiff, brown SILT with trace to some clay; § :
] moist (8-inch-thick root zone) ;
- N becomes blocky with trace clay at 2.0
' feet M|::®
{283 Dense to very dense, fine to coarse e :
0% GRAVEL with trace to some silt, sand,
and cobbles: dry to moist, subrounded to
1 angular (colluvium).
10.0 —
S : | No groundwater seepage observed
: i @ : i1 |t | to the depth explored.
Test pit completed at 11.0 feet. ' :: i | Nocaving observed to the depth
= : explored.
12.5 — !
V] 50 100
Tc!,o- 14 0 50 100
| Stiff, brown SILT with trace sand; moist :
i (8-inch-thick root zone).
j grades to gravelly at 1.5 feet
2.5 —
[111] Extremely soft to soft (R0-R2), gray- o
[|T)] brown BASALT; moderately weathered,
[TiTy| closely fractured (2 to 6 inches). D i:i0t | No groundwater seepage observed
s.0—ll : I|®:::|::::]|tothedepthexplored.
=] Test pit completed at 5.0 feet due to 0 © i)t | No caving observed to the depth
i refusal on basalt. explored.
7.5 —
10.0 —
12.5 —
0 50 100
EXCAVATED BY: Westemn States Soil Conservation, Inc. LOGGED BY: BBP COMPLETED: 02/23/06
EXCAVATION METHOD: backhoe (see report text)
@TDESIGN: | oo

15575 5W Seq;.loldaS:rkwa\f Suite 100
7o 9722
Off 503.068.8787 Fax 503.968.3068 JULY 2006

WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR FIGURE A-7
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PRINT DATE: 7/6/06:KT

TEST PIT LOG - 2 PER PAGE BLACKHAWK:-1-01-TP1-16.GP) GEODESIGN.GDT

pd
2 o
o] ST O | w
5 5l 2 |Z| @MosTURE
et | B MATERIAL DESCRIPTION S& E S| conTENT% COMMENTS
: 47|85
Tg, o- 15 0 50 100
. Dense, brown, silty GRAVEL: dry to :
[TTmmoist, poorly graded, angular (fill). 71 07
Stiff, dark brown SILT with some
) arganics; dry to moist.
55 1111| Very soft to soft (R1-R2), brown BASALT 70
’ [11]] with black stains; moderately to slightly © 1| :i::[Nogroundwater seepage observed
L.T.1 weathered, closely fractured (2 to 8 - X : i1 i1 |tothe depth explored.
-3 ; k f : - 21| i1 | Nocaving observed to the depth
inches), blocky. jipdlan s orad
7 Test pit completed at 3.3 feet due to : explored.
] refusal on basalt. :
5.0 —
7.5 —
10.0 —
12.5 —
50
TP-16 5 .
.0 ; :
2 I Stiff, brown, gravelly SILT with trace : :
i sand; dry to moist; angular gravel (5- :
] inch-thick root zone). !
2.5 —
1254 Dense to very dense, gray-brown GRAVEL | >°
4 with trace to some silt, sand, and :
75—
10,0 —
| @ ! No groundwateriseepage observed
i ‘@ to the depth explored.
Test pit completed at 11.0 feet. 10 : No caving observed to the depth
] explored.
12.5 Rl N e
0 50 100

EXCAVATED BY: Western States Soil Conservation, Ing.

LOGGED BY: BBP

COMPLETED: 02/23/06

EXCAVATION METHOD: backhoe (see report text)

-DES|GNU BLACKHAWK-1-01

15575 5W Sequoia hrkwﬂ Suire 100
Portland OR 9
off 503, 96?{:!?87 Fax 503.958.3068 JULY 2006

TEST PIT

WILLAMETTE 205 CORPORATE CENTER
WEST LINN, OR

FIGURE A-8
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ACRONYMS
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ACRONYMS

AASHTO
AC
ASTM
BGS

g

H:V
HMAC
IBC
MCE
OSHA
0SsC
pcf
PCA
psf
psi

@& Desicon:

American Association of State Highway and Transportation Officials

asphalt concrete

American Society for Testing and Materials
below ground surface

acceleration due to gravity

horizontal to vertical

hot mix asphalt concrete

International Building Code

maximum considered earthquake
Occupational Safety and Health Administration
Oregon Standard Specifications for Construction (2008)
pounds per cubic foot

peak ground acceleration

pounds per square foot

pounds per square inch
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MAP 17
WEST LINN NATURAL HAZARDS MITIGATION PLAN »ﬁé
1S

" Landslide Vulnerability Analysis | ===

Legend

Lendslioe Hazard Aren
Proparties withi Landside Hagad Aiea
Resgential Population Locslons wihin Landside Ased

Assets and Infrastruciure within Landsice Area

s
°
O Esonome Assets willin Landsdde Area
o
A
]

Envimnmantal Assets within Landalide Area

o a (-3 (1} o 1 ues

Cultwred & Hislorical Assels within Landalide Area

Hazardous Matenal Siles wihn Landslde Acea

R T ey iy

Sowa
[ e e, ar mraru = (e o g Laes
SAZNAA MRS

West Linn Natural Hazards Mitigation Plan
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