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APPLICATION SUMMARY 
 
For approval of the following three related applications: 

• Conditional Use approval to construct a new primary school and related facilities on the 
existing Sunset Primary School site. 

• Design Review approval for the new school and facilities.  
• Director’s Exception as provided in West Linn Community Development Code (CDC) 

Section 55.170 A. to allow a 17.1-foot front yard setback where 20 feet is required in 
CDC Section 11.070. 

• Director’s Exception approval per CDC Section 55.170 B. to allow 88 parking spaces where 
97 spaces are required. 

• Class II Variance to allow on-site parking spaces to be located beyond the 200-foot 
maximum distance to the building entrance as required in CDC Section 46.070. 

• Class II Variance to allow on-site bike parking spaces to be located beyond the 50-foot 
maximum distance to the building entrance as required in CDC Section 46.150. 

• A Class II Variance to allow a wall sign of approximately 28 square feet where a 
maximum of 18 feet is required in CDC Section 52.300. 

 
GENERAL INFORMATION 
 
Location 
 
Sunset Primary School property - 2351 Oxford Street (2S 1E Section 25 DC, Tax Lots 600, 3700, 
5800, 6200, and 6300).  Its location is shown in Figure 1. 
 
Comprehensive Plan and Zoning Designations  
 
The Comprehensive Plan designation is Low Density Residential. 
 
Consistent with the Comprehensive Plan, the property is zoned Single Family Residential 
Detached (R-10). 
 
Property Owner and Applicant’s Representative 
 
West Linn-Wilsonville School District 3JT 
Tim Woodley, Director of Operations 
2755 SW Borland Road 
Tualatin, OR 97062 
Phone: 503.673.7976 
E-mail: woodleyt@wlwv.k12.or.us  
 
 

Keith Liden, AICP  
Bainbridge  
319 SW Washington Street, Suite 914  
Portland, OR 97204  
Phone: 503.757.5501  
E-mail: keith.liden@gmail.com    
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Applicant’s Design Team 
 
Architect            Surveyor 
Bill Conboy, AIA  
Dull Olsen Weekes/IBI Group  
903 SW Stark Street  
Portland, OR 97205  
Phone: 503.226.6950  
E-mail: bill.conboy@IBIGroup.com  
 
Civil Engineer 
Mark Wharry, PE 
KPFF Consulting Engineers 
111 SW 5th Avenue, Suite 2500 
Portland, OR 97204 
Phone: 503.806.3317 
E-mail: mark.wharry@kpff.com     
 

Mike Rademacher, PLS 
Compass Engineering 
4107 SE International Way, Suite 705 
Milwaukie, OR 97222 
Phone: 503.653.9093 
E-mail: miker@compass-engineering.com 
 
Landscape Architect 
Kristina Durant 
Walker Macy 
111 SW Oak Street, Suite 200 
Portland, OR 97204 
Phone: 503.228.3122 
Email: kdurant@walkermacy.com  
 

Traffic Engineer 
Scott Mansur 
DKS Associates 
117 Commercial Street NE, Suite 310 
Salem, OR 97301 
Phone: 503-391-8773 
E-mail: smm@dksassociates.com 
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Application Plan Sheets 
 

Sheet Number Description 

LU1.00 Site Analysis Map and site Circulation 

LU1.01 Existing Conditions 

LU1.02 Site Plan 

LU1.03 Grading Plan 

LU1.04 Utility Plan 

LU1.05 Storm Plan 

LU1.06 Oxford and Park ROW Plan 

LU1.07 Bittner ROW Plan 

LU1.08 Slope Analysis 

LU2.01 Tree Removal Plan 

LU2.02 Landscape Plan 

LU2.03 Landscape Planting Plan 

LU3.01 Main Floor Plan 

LU3.02 Second Floor Plan 

LU3.03 Exterior Elevations 

LU3.04 Building Sections and Sign 

LU3.05 Exterior Materials 

LU4.01 Light Coverage Plan 

LU4.02 PGE Street Lighting Plan 

IL-1 Illumination Plan 
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Figure 1:  Vicinity Map 
 

 
Source: Metro 

 
 
BACKGROUND INFORMATION 
 
Site Description  
 
The site is developed with Sunset Primary School, one of the older facilities in the District.  The 
property includes a 54,000 square-foot building, driveways, parking, and play areas.  The entire 
“L”-shaped site is approximately 6.19 acres.  The property was recently expanded to the 
southeast through the acquisition of approximately 1.6 acres from the city of West Linn.  
Property boundaries and easements are shown in Exhibit A.  Primary access to the school is 
provided by Oxford Street, which runs along the south side of the school building.  Bittner Street 
borders the west side of Sunset Park and the southeastern portion of the school property 
(Sheets LU1.00 and LU1.01).  There are two pathway connections with Oregon City Boulevard to 
the north and Oregon City Loop to the east. 
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Vicinity Information  
 
The zoning designations and current land use of the surrounding area are summarized in      
Table 1. 
 

Table 1 
Zoning and Land Use Summary 

 

PARCELS ZONE 
DESIGNATION LAND USE 

Subject Property R-10 Primary school building, ancillary 
facilities, and parking 

    
North/Northwest R-10 Single family residences 
   
East R-10 Single family residences 
   

South/Southwest R-10/R-7/R-5 Single family residences and 
Sunset Park 

   
 

 
COMMUNITY ENGAGEMENT 
 
The District provided notice, as required by the CDC, and held a meeting with the Sunset 
Neighborhood Association on November 10, 2015 to review the proposed design for the new 
school.  The materials pertaining to this required meeting are provided in Exhibit B.   
 
This meeting was the most recent in an on-going dialogue with the neighborhood about how to 
best replace the aging Sunset Primary School.  In 2007, the school district commissioned a 
building evaluation of the Sunset Primary School facility by Dull Olson Weekes Architects. The 
October 1st report recommended replacement of the school rather than renovation of the 
existing facility based on anticipated cost. A task force was then assembled to review the 
architectural study, review the structural needs of a primary school, weigh the options of 
renovation and replacement, and prepare a recommendation to the Long Range Planning 
Committee in November 2007. Ultimately, the recommendation was to demolish the existing 
building and build a new facility at Oppenlander field.  After considerable response from the 
community another task force was brought together in 2009 to develop a recommendation for 
locating a new Sunset Primary School.  The recommendation from that task force was to 
reconstruct the school on the current site with additional land, a smaller school, jointly planned 
use of Sunset Park with City of West Linn, and to maintain usefulness of Oppenlander field for 
all West Linn schools. 
 
Given this recommendation, Ballot Measure 3-358 in May 2010 asked voters to approve the 
sale of a portion of Sunset Park to the school district.  After the sale was approved the district 



Sunset Primary School  CU/Design Review Application 
January 7, 2016  Page - 5 

and city of West Linn negotiated a land exchange in February 2011, which included use 
limitations on the Sunset Park property to be sold to the district. The district agreed to use its 
best efforts to cooperate with the City when master planning the city property and adjoining 
school property owned by the district, so as to maximize recreational opportunities while 
preserving significant trees to the extent practical while meeting the district’s requirements to 
replace Sunset Primary School. 
 
Having obtained the necessary land, the school district then included the replacement of Sunset 
Primary School in the 2014 Ballot Measure 3-456 as part of an $84.5 million dollar capital 
improvement program. The ballot measure was approved by voters in November 2014. 
 
After a series of meetings with parents, students, teachers, and administrators to develop 
educational specification in the spring of 2015, the design team spent the summer drafting 
plans for the school and site.  The school district then held a meeting with neighbors on August 
20, 2015 to review the first concept plan and received a great deal of input.  Various changes 
were made to the design in response to public comment as well as feedback from regulating 
bodies. The district asked the Sunset Neighborhood Association to host a meeting on October 
20, 2015 to review revised plans.  The October presentation included many new details as well 
as various compromises in response to the public comments. The Sunset Neighborhood 
Association graciously agreed to host another presentation on November 10th to review the 
latest plans before submitting the project to the city of West Linn for Land Use.  
 
PROPOSED IMPROVEMENTS 
 
The proposed Sunset Primary School site improvements include three major elements:  

• Replacing the existing school building with a new primary school building.  
• New on-site circulation and parking. 
• New sports field and play areas. 

 
The project will be conducted in two construction phases to allow the school to operate 
continuously on the site.  The first phase will include construction of the new school building in 
the general location of the existing playground and sports field.  The second phase will 
commence once the new school building is complete to include demolition of the existing 
school building and construct a new sports field in that location to replace the sports field and 
play areas lost during the first phase. 
 

Table 2 
New Primary School - Approximate Areas 

 
LAND USE AREA 
School District Site 6.19 acres 
Primary School total building area 61,680 sq. ft. 
Primary School total building footprint 42,604 sq. ft. 
Existing site impervious area 2.80 acres 
Proposed site impervious area 2.89 acres 
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New Primary School 
 
The new school building will be constructed to the east of the existing school (Sheets LU1.01 
and LU1.02).  It is proposed to have a 450-student architectural capacity (25 students per 
classroom) and 30- to 35-person staff.  The architectural capacity of the existing school is 575 
students. The new school will have fewer classrooms and devote more space to common 
instruction areas and common facilities, such as gymnasium/commons, library, and multi-
purpose rooms.  The September 2015 enrollment was 305 students, but it has been significantly 
higher in the past.  The new school will have a total floor area of approximately 61,680 square 
feet (foot print = 42,604 SF), compared to 54,000 square feet (foot print = 43,185 SF) for the 
existing school. 
 
The main building entrance and plaza will be oriented to the corner of Park Street and Bittner 
Street.  The building will have a two-story east wing of classrooms and kitchen service, and a 
one-level west wing including administration, performing arts, physical education, wellness and 
commons area, mechanical equipment, and enclosed service yard.  The maximum building 
height will be 40 feet (Sheet LU3.03).  Open space, playground, and sports field will be located 
to the south, north, and west of the new school building (Sheet LU1.02). 
 
The minimum building setbacks to the east and north are 31.7 feet and 104 feet respectively.  
These setbacks exceed the CDC minimums in the R-10 Zone for side yards (7.5 feet) and rear 
yards (20 feet).  The main front building entry will have a 32.3-foot setback from the existing 
Park Street right-of-way line.  The front entry will also feature a 15.2-foot canopy extending 
from the front wall a 17.1-foot setback from the right-of-way line (Sheet LU1.02).  The minimum 
front yard setback standard for the R-10 Zone is 20 feet.  An exception, as provided in CDC 
Section 55.170 A., is requested to allow this reduced setback. 
 
Integrating the building with the site is an important aspect to sustainability and was a major 
goal of the school district.  All attempts have been made to allow the building to work with the 
natural contours of the site and orient the teaching spaces in ways to collect the appropriate 
amount of daylight.  This includes sizing and locating windows in a manner that provides natural 
daylighting for each of the learning environments; reducing the need for artificial lighting 
through parts of the day.  The building location also facilitated the integration of sun screening 
devices as part of the storefront and curtain wall window systems.  Along the east and west are 
vertical sunshades and the south facades have horizontal shading devices as part of their 
design.  Siting the building with the large gym roof facing south also allows for a large open roof 
surface that could hold arrays of photovoltaic (PV) panels oriented to maximize their efficiency. 
  
Circulation – On and Adjacent to the Site  
 
Driveways 
Access will be provided by three driveways, with one each located on Oxford and Bittner 
streets.  These driveways will be 24 feet wide to accommodate two-way traffic.  They will be 
aligned with Sussex Street and Exeter Street.  The Exeter Street driveway will also provide 
access for emergency and service vehicles to the rear of the new school building and to the 
service and trash area on the west side of the building.  The alignment of the school site access 
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driveway opposite Exeter Street was developed specifically at the request of the city of West 
Linn Engineering. The third driveway, which provides required fire access from Bittner Street, 
will also be 24 feet wide (Sheet LU 1.02).  
 
Street Frontage Improvements 
Full street improvements are proposed for the portions of Oxford, Park, and Bittner streets that 
are adjacent to the school property.  The District would normally be responsible for half-street 
frontage improvements, but the City and District will cooperatively construct full street 
improvements to provide improved access to the school and for the neighborhood.  The 
improvements will include curbs, street lighting, sidewalks, and crosswalks (Sheets LU1.02, 
LU1.06 and LU1.07).   
 
The sidewalk adjacent to the school site will have a minimum width of 6 feet along the street 
frontages to the west of the middle driveway and south of the Bittner Street driveway.  The 
sidewalk will be 10.5 feet adjacent to the bus loading area on Park Street and 8 feet on the 
remainder of the Bittner Street frontage (Sheets LU1.02, LU1.06 and LU1.07).  Street lights are 
designed to meet applicable city standards for local streets.   
 
Pedestrians and Bicyclists  
The Sunset Primary School Transportation Analysis and Safe Routes to School Plan developed by 
DKS (Exhibit C) shows that the sidewalk and bicycle facility system in the vicinity of the school 
site is not complete.  The proposed school improvements Sheets LU1.02, LU1.06, and LU1.07 
will make a significant contribution to improving the pedestrian and bicycle facilities in the 
vicinity by: 

• Constructing full street improvements along the entire site frontage including 
sidewalks, and crosswalks in front of the new school building. 

• Creating an on-site pathway connection between the school entrance and the existing 
pathway connection with Oregon City Loop. 

• Enhancing the existing pathway between the property and Oregon City Boulevard by 
providing a more direct and safe route to the school property. 

 
Emergency Access 
Emergency access will be provided via the parking lot driveways plus a driveway and fire lane, 
which will be located on the west, north and south sides of the school building.  These 
driveways will provide suitable emergency access to all portions of the property. 
 
Traffic Impacts  
The Sunset Primary School Transportation Analysis and Safe Routes to School Plan (Exhibit C) 
analyzes the potential traffic impacts associated with the proposed primary school.  The 
primary DKS conclusions are summarized below: 

• Based upon an architectural capacity of 575 students for the existing school, a total of 
742 daily trips would be anticipated. 

• With an architectural capacity of 450 students for the new school, a total of 581 total 
daily trips would are estimated, representing a decline of 161 trips (DKS report, Tables 1 
and 2). 
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• The existing pedestrian crossings on Oxford Street at Sussex Street and Exeter Street 
should be removed and replaced with new crosswalks near the new middle driveway on 
Park (Oxford) Street and the new driveway on Bittner Street.  

• The report identifies desirable sidewalk infill to be completed in the neighborhood.  The 
District and City will be cooperating to create full street improvements on the street 
segments adjacent to the school.  These improvements, along with the vastly improved 
crosswalks, will be a significant first step toward providing a more complete pedestrian 
network. 

 
Circulation – Safe Routes to School  
 
In addition to making significant right-of-way improvements along the frontage, the district will 
create a safe routes plan for distribution prior to the opening of the school. This plan will note 
the locations of sidewalks and preferred walking paths to walk or bicycle to and from the 
school.  Circulation routes are illustrated on Sheet LU1.00. 
 
Parking and Loading 
 
During the first construction phase, the existing on-site parking will remain.  Once the new 
school building is in place, the parking will be reconfigured and expanded to include a new 11-
space lot immediately south of the east wing and a 77-space lot, including 5 handicapped 
spaces, on the west side of the property and along Oxford Street.  This will represent a 
significant increase from the current 27 spaces (including 2 handicapped) to a total of 88 spaces 
(Sheet LU1.02).   
 
CDC 46.090 B requires one space for each employee plus one space for every 1,000 square feet 
of floor area.  With a maximum of 35 employees and a total of 61,680 square feet of floor area, 
the school is required to have 97 parking spaces.  The district could provide an additional 9 
parking spaces in the southern parking lot to meet the CDC requirements, but it would 
necessitate removing additional trees, which neighborhood representatives would like to 
remain.  In response, the district is requesting a Director’s Exception to allow 88 on-site parking 
spaces where 97 are normally required.    
 
The western parking spaces will be located between approximately 180 and 560 feet from the 
main building entrance.  The parking spaces in the southern lot are approximately 110 to 200 
feet from the main building entrance.  The city’s standard for the maximum distance between 
parking spaces and the primary building entrance is 200 feet.  Therefore, a variance is requested 
to allow parking at distances greater than 200 feet.  
 
CDC Section 46.150 D. requires 2 bicycle parking spaces per classroom with a minimum of 50% 
being covered.  With 18 classrooms, the total required bicycle parking is 36 spaces. Forty bicycle 
parking spaces are proposed in two locations.  Twenty uncovered spaces will be located within 
50 feet of the front entrance, and the remaining 20 spaces will covered and located 
approximately 130 feet to the west of the front entrance (Sheet LU1.02).  A variance to the 50-
foot distance standards is requested for the 20 covered bike spaces.   
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One loading space is required for a school of less than 100,000 square feet.  The proposed 
primary school will have approximately 61,680 square feet.  The required loading space will be 
provided in a service area located in the west wing with direct access to the central access drive 
and fire lane (Sheets LU1.02 and 3.01).   
 
Sports Field and Play Areas 
 
The existing school has a grass sports field, play area, and covered play area located in the 
northeastern portion of the property.  These existing facilities are all proposed to be replaced 
with new play areas between the school building and the north property line, a sports field 
between the school and western parking lot, and a pathway loop on the east side of the 
building (Sheets LU1.01 and LU1.02).  There is currently a small recreational area and play 
structures located in the southern part of the property along Bittner Street.  These facilities are 
proposed to be removed to accommodate the required storm treatment and detention facility 
(Sheet LU1.02).    
 
Trees  
 
There are 133 trees over a 6-inch diameter on the site.  Of the 133 trees, 62 fir trees were 
considered to be significant.  To accommodate the new school and related facilities, 12 
significant trees and 40 other trees are proposed to be removed to accommodate the new 
school.  In addition, 4 of the significant trees may need to be removed, but this determination 
will be made after construction has commenced.  The remaining trees will be protected in place 
(LU2.01).  The retention of trees near the property line will retain important visual buffering for 
adjacent properties.   
 
In addition to accommodating the new building and parking lots, some of the tree removal is 
necessitated by a required, storm water detention/treatment area located immediately south 
of the southern parking lot (Sheets LU1.02 and LU1.05).  Every effort has been made to 
minimize the extent of the tree removal and to maintain existing visual buffers for surrounding 
properties. 
 
The District retained an arborist to evaluate the trees and proposed tree removal on the site 
(Exhibit D).  The district staff and arborist met with Mike Perkins, the City of West Linn Arborist, 
on December 8, 2015 to review the proposed removal of trees on site.  Based on the 
conversation during the field visit, the proposed tree protection and removal plan was 
considered by all to be appropriate. 
 
Landscaping 
 
Understory brush and weeds beneath existing trees along the east property boundary will be 
removed and replaced with bark mulch, groundcover, shrubs, site trees, and street trees will be 
provided in the quantities, size and location required by the CDC (Sheets LU2.02 and LU2.03).  A 
6-foot galvanized chain link fence is proposed along the entire east, north, and west boundary 
of the site (Sheet LU2.02). 
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Potential Noise  
 
Potential noise issues have been studied and evaluated by the district.  A memorandum of 
anticipate site noise conditions was prepared by BRC Acoustics and Audiovisual Design was 
prepared as part of this application (Exhibit E).  The study evaluated three primary noise 
sources: 1) traffic and vehicles, 2) outdoor play areas, and 3) on-site equipment and mechanical 
systems.  The memorandum concludes that the city’s noise standards will be met.   
 
Utilities 
 
A number of public facility improvements are proposed as part of the new school construction.  
Many of them will be part of the street improvements. 
   
Oxford Street Public Improvements 
 
Overall street improvements provided by the District and the City are proposed to include a 
fully improved street section including two travel lanes, curbs, planter strips in some locations, 
sidewalks, and several marked crosswalks.  No other public utility improvements are proposed 
for Oxford Street (Sheet LU1.06).  A public utility easement (PUE) will be placed for 
underground extension of power and franchise utilities. 

Park Street Public Improvements   

Overall half-street improvements provided by the District are to include a 16-foot wide 
pavement for travel lane and bike lane, 6-inch curb, 5.5-foot wide planter strip and 10-foot wide 
sidewalk.  Bus drop-off will be configured along the sidewalk within the Park Road ROW.  Just 
outside the right-of-way, a 5-foot wide (PUE) will be placed for underground extension of power 
and franchise utilities.  Similar to Oxford Street, the City will provide the remaining street 
improvements (Sheet LU1.06). 

An 8-inch water line will also be extended as part of the Park Street public improvements.  Line 
extension size was confirmed by water modeling provided by city staff.  The water line will be 
extended down Bittner Street as well to complete a loop connection at the intersection of 
Bittner and Long Streets.  Because much of the water system work is intended to improve 
service in the general area, the city will be financing the water line between the property 
frontage and Long Street to the south.  

Bittner Street Public Improvements 

Overall half-street improvements provided by the District are to include a 16-foot wide 
pavement for travel lane, 6-inch curb, 5.5-foot wide planter strip and 8-foot wide sidewalk.  
Parent drop-off will be configured along the sidewalk within the Bittner Street right-of-way.  
Similar to the other streets, the City will provide the remaining street improvements.  These 
surface street improvements are proposed for the length of the school property frontage on 
Bittner Street. 

As described above, the new 8-inch water line will also be extended as part of the Bittner Street 
public improvements.  The new water line will extend south to Long Street.  In addition, a 12-
inch public storm sewer extension will be installed the length of Bittner to provide a new storm 
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drainage connection from the school site to the intersection of Bittner and Long Streets to the 
south. 

A 6-inch sanitary line will be extended across Bittner Street and will tie into an existing sanitary 
sewer on the west side of the street.  This has been reviewed with the city’s Engineering 
Department.  The proposed Bittner Street surface and utility improvements are shown on Sheet 
LU1.07. 

On-site Storm Water Treatment and Drainage 

On-site treatment, detention and discharge from the site will be needed for treatment of storm 
water.  Discussed with the city of West Linn, the site is very constrained for the proposed school 
development.  After consultation with city of West Linn Engineering, storm water treatment 
and detention is proposed for the project with a new storm water facility pond located at the 
southeast corner of the site (at the location of the existing playground area).  The construction 
of this facility will require removal of the existing playground and a number of the existing trees. 

The proposed new water quality planter facility will be designed to  provide the required water 
quality treatment and detention for the entire school site prior to discharge to the city system 
(new proposed storm sewer extension down Bittner described above). 

Note that the site is currently developed and storm water runoff currently drains to an existing 
system that runs down Exeter Street to Long Street.  There is no treatment of detention for the 
existing development.  The new system will be designed to treat stormwater runoff per city 
requirements and to detain peak flows to pre-development levels (natural undeveloped state - 
not the existing condition).  Consequently, stormwater discharge flows from the new school 
development will be significantly less than from the existing school site. 

The existing public storm drain system currently serving the Sunset Primary School site is 
underdeveloped and a number of alternatives were evaluated to provide an adequate new 
storm drain connection for the proposed school development.  The proposed option of 
extending a new public storm main down Bittner was selected for a number of reasons: 

1. It was deemed the least disruptive to the neighborhood.  The project is already 
extending a new public water main down Bittner as well, so that street will already be 
impacted. 

2. It is the shortest route (and consequently the least costly) for a new storm sewer 
extension. 

3. It will convey the new school runoff to a system and drainage where it currently goes.  
 
Additional information regarding the storm water analysis is provided in Exhibit F. 
 
Lighting 
 
On-site lighting will be provided for the driveways, parking lots, play areas, and building, but the 
play field will not be illuminated.  The lighting is designed to only cast light onto the property 
and not adjoining properties.  The lighting plan (Sheet LU4.01) indicates the expected light 
levels and how light will not escape beyond the property boundary.  Lighting plans for the public 
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street were also obtained from PGE, demonstrating how the streets will be properly illuminated 
(sheets LU4.02 and IL-1).   
 
Refuse and Recycling 
 
This area will be located in the southwestern corner of the building.  There will be an enclosed 
area for a compactor, refuse, and recycling storage.  Access will be provided by the central 
driveway and fire lane located on the west and north sides of the new school building.   It will 
be partially enclosed to reduce its visibility and any potential noise impacts.  The separation and 
storage of these materials will be consistent with the solid waste hauler and DEQ.   
 
Signs 
 
The district proposes one raised letter building sign above the main building entrance (Sheet 
LU3.03).  This sign is proposed to use 18-inch tall metal letters along the top of the canopy over 
the front entrance.  With a proposed length of approximately 28 feet, the sign would be 
approximately 42 square feet. It is considered as a wall sign, which has a maximum size 
requirement of 18 square feet.  A variance is requested to allow a wall sign, which is greater 
than 18 square feet. 
 
A monument sign is also proposed in front of the main building entrance near the corner of 
Park and Bittner streets (Sheets LU2.02 and LU3.04).  It would have only one side facing the 
street.  The entire sign structure would be approximately 65 square feet with a maximum 
height of 6 feet and a 12-foot length.  The concrete sign would include a prominent place for 
the historic bell and a message “Sunset Primary School, 2351 Oxford Street” totaling 
approximately 6 square feet.  The sign would employ recessed cut out letters, and it would be 
illuminated by recessed exterior lighting that is flush with the sidewalk.  A 13.5 square-foot, 
manual, backlit reader board sign is also proposed above the address sign for a total sign area of 
approximately 19.5 square feet.     
 
Application Elements 
 
To gain city approval for the above improvements, the application contains four elements. 
 
Conditional Use 
Schools are categorized as conditional uses in the R-10 Zone.  The applicable review criteria are 
found in Chapter 60 of the CDC. 
 
Design Review 
Design review is required for non-residential development.  CDC Chapter 55 contains the 
applicable review criteria along with references to relevant criteria in other portions of the CDC, 
which must also be satisfied. 
 
Exceptions 
An exception to allow a 17.1-foot front yard setback where 20 is required in CDC Section 
11.070. 
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An exception to the required number of parking spaces is requested to allow 88 on-site parking 
spaces where 97 spaces are required by CDC Section 46.090. 
 
Class II Variances 
A Class II Variance to allow on-site parking spaces to be located beyond the 200-foot maximum 
distance as required in CDC Section 46.070. 
 
A Class II Variance to allow on-site bike parking spaces to be located beyond the 50-foot 
maximum distance to the building entrance as required in CDC Section 46.150. 
 
A Class II Variance to allow a wall sign of approximately 28 square feet where a maximum of 18 
feet is required in CDC Section 52.300. 
 
APPLICABLE CRITERIA - CONDITIONAL USE REVIEW 
 
The relevant review criteria in the CDC include the Single Family Residential Detached, R-10 
requirements (Chapter 11), Conditional Use evaluation criteria (Chapter 60), Comprehensive 
Plan policies, Design Review (Chapter 55), and Variance (Chapter 75). These criteria are 
addressed below. 
 
Chapter 11 Single Family Residential Detached, R-10 
 
Section 11.060 Conditional Uses 
 
Schools are listed as a conditional use in the R-10 zone.  The entire property is located within 
the R-10 Zone, and therefore, the proposed new primary school is eligible to receive conditional 
use approval.  
 
Section 11.070 Dimensional Requirements 
 
With the exception of the front yard setback of 17.1 feet where 20 feet is required, the 
proposed school building exceeds all of the minimum setback standards.  The normal maximum 
height in the R-10 Zone is 35 feet, however, CDC Section 41.040 allows school to have a 
maximum height of 50 feet, subject to criteria, which are addressed below. 
 
Section 11.080 Dimensional Requirements, Conditional Uses 
 
This section gives the Planning Commission the authority to determine the appropriate parcel 
size and dimensions for a conditional use. 
 
The school site historically was smaller than it is today. It has operated effectively and in a 
manner compatible with the surrounding neighborhood for decades.  Following the District’s 
acquisition of a portion of a property owned by the city to the southeast, the total property size 
is now 6.19 acres.  This additional land area will allow the school to enhance its operation and 
benefit the neighborhood. 
 
This property has proven to be suitable for a primary school, and the neighborhood has 
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expressed its support for retaining a primary school on the site.  The new school building will 
not be significantly larger than the existing school, and the actual enrollment capacity of the 
building will decrease due to more space being programmed for common facilities.  The 
additional site area will also enable the district to provide significantly more on-site parking.  
Finally, the proposed street and pathway improvements will provide greatly enhanced multi-
modal access to and from the school, which will be less disruptive to the surrounding 
neighborhood.  
 
Section 11.090 Other Applicable Development Standards 
 
This section lists the other CDC Chapters that apply or potentially apply to all development in 
the R-10 Zone.  The applicable CDC chapters are addressed later in this narrative under Design 
Review. 
 
Chapter 60 Conditional Uses 
 
Section 60.070 Approval Standards and Conditions 
 
This code section states that the applicant must provide evidence substantiating that the 
proposed use satisfies seven criteria, which are addressed below: 

 
A.  The following criteria shall be satisfied.  
 
1. The site size and dimensions provide: 
 

a. Adequate area for the needs of the proposed use. 
 
 The school has been in continuous use for many years, and this site has proven to be 

suitable for the primary school, its operation, and for maintaining a compatible 
relationship with the surrounding neighborhood.  As mentioned above, the new 
primary school will have the advantage of a larger site as a result of the 1.6-acre 
expansion.  The new primary school will function similarly to the existing school by 
maintaining an enrollment comparable to the existing school.  

  
b. Adequate area for aesthetic design treatment to mitigate any possible adverse effect 

from the use on surrounding properties and uses. 
 

As shown on the site plan information, the setback distances for buildings, parking, play 
areas, and related facilities from all property lines will continue to be substantial.  The 
new school will address several problems related to the existing school including: 

• More than tripling the deficient on-site parking. 
• Improving the safety and convenience of access to the site for all modes. 
• Improved bus loading and parent drop-off areas. 
• Maintaining the majority of the trees on the site. 
• Providing improved landscaping that meets city standards.   
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2. The characteristics of the site are suitable for the proposed use considering size, shape, 
location, topography and natural features. 
 
The existing primary school site has proven to be suitable for the district and the 
community.  The approval of the new bond measure to provide the funding for the new 
school demonstrates continued community support for the proposed reconstruction of the 
school.  Although the site is smaller than many of the existing primary school sites in the 
district, the school has demonstrated it can operate in a manner that is compatible with the 
surrounding neighborhood.  Because the capacity of the school will be slightly reduced, the 
proposed improvements will not pose any new potential impacts for the surrounding 
neighborhood.   
 

3. The granting of the proposal will provide for a facility that is consistent with the overall 
needs of the community. 

 
 The needs of the community are best expressed by its approval of the bond measure to 

finance these improvements.  In addition, the Sunset Neighborhood Association held a 
meeting on November 10, 2015 to review and comment on the proposed school.  
Questions regarding specific aspects of the facility design were asked, but no significant 
concerns were raised.  The association did not take a formal vote on the proposal.  The 
relevant city policies are addressed under criterion 7 below. 

 
4. Adequate public facilities will be available to provide service to the property at the time 

of occupancy. 
 

Transportation 
 
As noted in the project description, significant street, sidewalk, and pathway improvements 
will be made as part of the project.  These improvements will vastly improve the safety and 
convenience for all transportation modes. 

 
Water 
 
Water service is presently adequate, and because no additional demands will be placed on 
the system, it will adequately continue to serve the school.   

 
Sanitary and Storm Sewer 
 
Sanitary and storm sewer service is currently satisfactory.  In coordination with the city, 
facilities will be upgraded to comply with current standards.  In particular, storm drainage 
will now receive more thorough treatment and detention.  

 
5. The applicable requirements of the zone are met except as modified by this (Conditional 

Use) chapter. 
 
 The applicable CDC requirements for building setbacks and lot coverage will continue to be 

satisfied as explained above.     
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 The appropriate lot size is confirmed as part of the conditional use review.  Because the use 

is proposed to remain essentially as it is today, the expanded 6.19-acre site continues to be 
appropriate for a primary school.   

 
 Two exceptions and three variances are requested as part of this application.  As noted later 

in this narrative, they all satisfy the applicable approval criteria. 
 
6. The supplementary requirements set forth in Chapters 52 to 55 CDC, if applicable, are 

met. 
 
 Chapter 52 - Signs 
 
 One wall sign and one freestanding sign are requested as part of this application.  The 

applicable approval criteria are addressed later in this narrative.    
 
 Chapter 55 – Design Review 
 
 CDC Section 55.100 A. includes a list of CDC chapters, which must be satisfied as part of 

Design Review.  The applicable approval criteria are addressed later in this narrative.    
 
7. The use will comply with the applicable policies of the Comprehensive Plan. 
 
 The relevant city policies for schools are found in the West Linn Comprehensive Plan. The 

relevant policies are addressed below. 
 

Policy 4 (Section 1: Air Quality – GOAL 6: Air, Water, and Land Resources Quality) 
 
Encourage the use of alternative modes of transportation, including mass transit, walking, 
and bicycling. 
 
In the design of the school, the supporting transportation infrastructure, and pathway 
improvements will facilitate safe and convenient multi-modal access. 

 
Policy 1 (Section 2: Water Quality – GOAL 6: Air, Water, and Land Resources Quality) 
 
Require that new development be designed and constructed to prevent degradation of 
surface and ground water quality by runoff. 
 
Appropriate erosion control and water quality measures will be taken to comply with this 
policy and related regulations.  These measures will be reviewed by the city as part of the 
building permit process. 

 
Policy 4 (Water Quality) 
 
Require that new development be connected to the City's sanitary sewer system. 
 



Sunset Primary School  CU/Design Review Application 
January 7, 2016  Page - 17 

The school will continue to be connected to sanitary sewer. 
 

Policy 2 (Section 4: Noise Control) 
 
Require development proposals that are expected to generate noise to incorporate 
landscaping and other techniques to reduce noise impacts to levels compatible with 
surrounding land uses. 
 
Policy 3 (Section 4: Noise Control) 
 
Require new commercial, industrial, and public facilities to be designed and landscaped to 
meet Department of Environmental Quality (DEQ) and City noise standards. 
 
Policy 4 (Section 4: Noise Control) 
 
As part of the land use application submittal for a noise-generating use, require the 
applicant to include a statement from a licensed acoustical engineer, and, if necessary, from 
DEQ, declaring that all applicable standards can be met.  
 
Noise policies 2, 3, and 4 above will be satisfied because the proposed improvements will 
not appreciably change use patterns on the site or increase associated noise.  Most 
important, the building function, orientation, and capacity will remain essentially as it is 
today.  The noise analysis, provided in Exhibit C, shows that all applicable noise standards 
can be met.   
 
Policy 3 (Section 3: Storm Drainage - GOAL 11: Public Facilities and Services) 
 
Protect downstream areas from increased storm water runoff by managing runoff from 
upstream development and impacts on adjacent natural drainageways and their associated 
vegetation. 
 
The proposed site work has been designed to meet this policy.  The proposed site work will 
not have any appreciable impact on storm water runoff because the amount of impervious 
surface will remain virtually the same as it is today.  In addition, a new storm water 
treatment and detention facility is proposed in the southern portion of the site. 
 
Policy 1:  (Section 7: Schools - GOAL 11: Public Facilities and Services) 
 
Encourage the School District to build schools on collectors or arterial streets and, where 
possible, along transit lines. 
 
As noted in this application, the school has been in this location for a long time, and it is 
well-integrated with the neighborhood.  Access to the school has been provided without 
undue impacts on the neighborhood.  The multi-modal access improvements coupled with 
slight decrease in the potential enrollment will enhance accessibility and compatibility with 
the surrounding neighborhood.   
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Policy 2:  (Section 7: Schools - GOAL 11: Public Facilities and Services) 
 
Encourage the use of energy-responsive materials and processes in the design of schools 
where economically feasible. 
 
As noted in the project description, the school will employ energy-saving design features.  In 
addition, the school will be required to meet current building and energy codes, which will 
result in vastly superior energy and resource conservation compared to the existing 
building. 
 
Policy 4:  (Section 7: Schools - GOAL 11: Public Facilities and Services) 
 
School design, use, and parking will be responsive to and compatible with surrounding 
neighborhoods and existing land uses. 
 
As noted in this application, the school has been in this location for a long time, and it is 
well-integrated with the neighborhood.  The proposed school will further enhance its 
relationship with the neighborhood by having a slightly reduced enrollment capacity, 
greatly improved street and multi-modal accessibility, significantly more on-site parking, 
and an improved building design. 

 
Policy 4: Bicycles (GOAL 12: Transportation) 
 
Require new commercial, industrial, and institutional development to provide on-site 
facilities for bicycle parking and storage. 
 
The proposed bicycle parking spaces will continue to provide improved parking convenience 
for cyclists, including a combination of covered and uncovered spaces near the front 
entrance. 
 
Policy 1b: Pedestrians (GOAL 12: Transportation) 
 
Provide connections to schools, recreation facilities, community centers, and transit facilities. 
 
The public street and on-site walkway system will be enhanced significantly, including new 
sidewalks, crosswalks, and pathway improvements. 
  
Policy 1c: Pedestrians (GOAL 12: Transportation) 
 
Use off-street pedestrian “short-cut” pathways to provide routes where physical constraints 
or existing development preclude the construction of streets with sidewalks. 
 
The school site will continue to take advantage of the two existing pathway connections 
with Oregon City Boulevard to the north and Oregon City Loop to the east.  The northern 
pathway will be improved to create a straight, more visible, and safer route in and out of 
the site.  Connection between the eastern pathway and the school entrance will also be 
provided. 



Sunset Primary School  CU/Design Review Application 
January 7, 2016  Page - 19 

 
Policy 1e: Pedestrians (GOAL 12: Transportation) 
 
Eliminate gaps in the existing walkway network and provide pedestrian linkages between 
neighborhoods. 
 
The existing school does not have full half-street improvements including sidewalk.  In 
partnership with the City, the District will provide full street improvements for the portions 
of Oxford, Park, and Bittner streets, which abut the school property.  This will include 
sidewalk on both sides of the street and new, clearly delineated crosswalks.  These 
improvements, along with the pathways noted above, will greatly improve the safety and 
convenience of walking or bicycling to school. 
 
Policy 2: Pedestrians (GOAL 12: Transportation) 
 
Employ a variety of methods to promote safe and convenient pedestrian access in addition 
to, or instead of, sidewalks in older developed areas of West Linn without sidewalks. 
 
The school site will continue to take advantage of the two existing pathway connections 
with Oregon City Boulevard to the north and Oregon City Loop to the east.  The northern 
pathway will be improved to create a straight, more visible, and safer route in and out of 
the site.  A better connection between the eastern pathway and the school entrance will 
also be provided. 

 
Policy 6: (GOAL 13: Energy Conservation) 
 
Encourage the use of energy-conscious design and materials in all public facilities. 
 
As noted in the project description, the building design incorporates methods to reduce 
energy demand for lighting, heating, and cooling.  It also features a roof design that can 
accommodated solar energy equipment. 
 
Policy 7: (GOAL 13: Energy Conservation) 
 
Encourage the construction and maintenance of sidewalks and bike paths/ways to promote 
alternative modes of transportation. 
 
As noted above, the new school will include improvements to the existing pathway 
connections in addition to the full street improvements to Oxford, Park, and Bittner streets. 
 

B.  Development review provisions in Chapter 55 shall be satisfied.  
 
 These criteria are addressed below. 
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C. The Planning Commission may impose conditions. 
 
 The District understands that the Planning Commission has the authority to impose 

conditions. 
 
D. Aggregate extraction uses. 
 
 This subsection is not relevant because aggregate extraction is not proposed. 
 
E. Historic review. 
 
 This subsection is not relevant because the school is not a designated historic resource. 
 
Section 60.100 Additional Criteria for Schools and other Government Facilities 
 
This code section states that schools and other government facilities, which will attract a regular 
and significant volume of users should be centrally located relative to the population to be 
served. 
 
The Sunset Primary School has been serving the central West Linn neighborhoods for decades, 
and the community has expressed a desire to replace, not move, the school so the new school 
may continue to serve this area of the city.  It is centrally located within its attendance area. 
 
APPLICABLE CRITERIA - DESIGN REVIEW  
 
At the conclusion of the pre-application conference, the planning staff determined that a Class II 
Design Review application would be necessary.  The application must meet criteria in CDC 
Chapter 55 as identified and responded to below: 
 
CDC 55.100 Approval Standards – Class II Design Review 
 
A. The provisions of the following chapters shall be met: 
 
1. Chapter 34 – Accessory Structures, Dwelling Units, and Uses 
 
 This chapter is not applicable because no accessory structures or uses are proposed. 
 
2. Chapter 38 – Additional Yard Area 
 
 Section 38.030 requires minimum setbacks from street centerlines of 25 feet plus the 

required yard setback.  The design of Oxford, Park, and Bittner streets have been developed 
in coordination with the city staff and the proposed building will provide the setbacks 
required in this section.  The City Engineer expressed the desire to improve the street 
according to the TSP revisions that are anticipated for adoption this year.  Sheet LU1.02 
demonstrates how the school building will provide the required 25 feet from the centerline 
plus the required 20-foot front yard setback except for the small portion of the front façade 
that is the subject of the Director’s Exception for a 17.1-foot setback.  
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3. Chapter 41 – Building Height, Structures on Steep Lots, Exceptions 
 

Section 41.040 states that a school may be a maximum of 50 feet in height subject to 
meeting three approval criteria, which are met by the school design featuring a maximum 
height of 40 feet because:  
A. The total floor area represents less than 25% of the 6.19-acre site area based upon the 

following calculation: 61,680 sq. ft. (total floor area) ÷ 269,636 sq. ft. (total site area) = 
22.9%.  This is well under the maximum floor area of 1.5 times greater than the site 
area. 

B. This section requires minimum setbacks, which are greater than or equal to two-thirds 
of the building height.  Because the building height varies for different portions of the 
building, the required minimum setback also varies accordingly. The maximum building 
height at the exterior walls is generally 33 feet.  Portions of the east wing of the building 
reach approximately 41 feet.  Table 3 below summarizes how this minimum setback 
standard is satisfied for all yard areas. 

 
Table 3 

Demonstration of Setback Compliance 
 

SETBACK BUILDING 
HEIGHT 

BUILDING 
SETBACK 

REQUIRED 
SETBACK 

Front (entrance) 12.3 ft. 17.1 ft. 8.1 ft.* 
Front (east) 41 ft. 42 ft. 27 ft. 
Side (east) 41 ft. 33 ft. 27 ft. 
Side (west) 33 ft. 380 ft. 22 ft. 
Rear (north) 33 ft. 104 ft. 22 ft. 

* It is assumed the normal 20’ setback still applies. 
 

C. This request for additional building height is included as part of a conditional use 
application. 

 
4. Chapter 42 – Clear Vision Areas 
 
 Section 42.040 requires that a 30-foot triangular area be kept clear of obstructions and 

vegetation, which would inhibit visibility for motorists and other street users.  These clear 
vision requirements adjacent to street intersections and driveways will be provided as 
indicated in site and landscaping plans. 

 
5. Chapter 44 – Fences 
 
 Section 44.020 contains the requirements for fence heights in front, side, and rear yards.  

The proposed 6-foot high chain link fencing on the boundaries of the site satisfy the 
requirements of this CDC chapter. 
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6. Chapter 46 – Off-Street Parking and Loading 
 
 Section 46.070 B. requires parking spaces to be within 200 feet of main building entrances, 

and as indicated, some of the required parking spaces are farther from main building 
entrances up to 560 feet.  Therefore, a variance is requested.  The variance criteria are 
addressed later in this application narrative. 

 
 Section 46.090 requires 1 vehicle parking space for every employee, plus 1 space for every 

1,000 square feet of floor area.  With a maximum of 35 staff and a total of 61,680 square 
feet, a total of 97 spaces is required based upon the following calculation: 35 spaces (1 per 
employee) + 62 spaces (1 per 1,000 sq. ft. of floor area) = 97 spaces.  The district is 
proposing to provide 88 spaces.  Section 55.170 allows for parking exceptions for reductions 
of no more than 10%. The exception criteria are addressed later in this application 
narrative. 

 
 Section 46.120 requires a driveway to accommodate forward traffic flow for the purpose of 

loading/unloading passengers.  This function is accommodated with a parent/student 
loading area along the Bittner Street frontage as illustrated on the site plan and the 
circulation plan (sheets LU1.00 and LU1.02). 

 
 Section 46.130 requires one loading berth for the school, which is provided on the west side 

of the building. 
 
 Section 46.150 contains design standards for parking lots, and the proposed site plan 

complies with these standards.  Section 46.150 A. contains a number of standards for 
parking, loading, and access, which are all satisfied: 
1. A minimum of the required parking spaces must be standard (9’ X 18’), and the 

remainder may be compact (8’ X 16’).  The site plan (Sheet LU1.02) identifies 14 
compact spaces in the center of the western parking lot.  This is well within the 50% 
maximum for compact spaces.   

2. Disabled parking must be located as close as possible to building entries, and this has 
been satisfied as shown in the site plan.   

3. Repealed. 
4. The one service drive is located in a way to minimize potential conflict with other 

vehicular traffic and pedestrians.   
5. The loading area is not near any parking spaces, and therefore conflicts with parked 

vehicles will not occur.   
6. As indicated, the parking, loading, and driveway surfaces will be paved and 

appropriately marked as required by the city. 
7. Not relevant because no park or trailhead parking is proposed. 
8. Not relevant because it relates only to residential development. 
9. The access drives have been limited to three, and they are found to be appropriate in 

the DKS report and the City Engineer. 
10. The driveways will meet vision clearance requirements as noted under CDC 42 Clear 

Vision Areas, which is contained in this narrative. 
11. Perimeter parking spaces shall include wheel stops. 
12. The utility plans indicate how surface storm water will be collected and treated on the 
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site in a manner consistent with City Engineer requirements. 
13. The parking areas shall be illuminated in a manner that will not adversely affect 

adjoining properties, as shown on Sheet LU4.01. 
14. Directional and traffic control devices shall be provided as recommended in the traffic 

study and the City Engineer. 
15. All parking lot and driveway grades are significantly less than 15%. 
16. Not relevant because no visitor or guest parking is proposed. 
17. The parking lots are all less than a 5% maximum allowable grade as shown in the plans. 
18. None of the parking spaces are located in front of the building. 
19. Paved parking spaces are provided in groups of 12 or less. 
20. Pedestrian walkways will be provided, as shown in the plans to link parking lots and 

primary building entrances and activity areas on the site.  Street and driveway crossings 
will be identified with paint markings. 

21. The parking lot layouts are very basic and will allow safe circulation for vehicles, 
emergency vehicles, pedestrians, and bicyclists. 

22. The on-site parking spaces have been located as close as possible to the building 
entrances.  However, due to the size and configuration of the site, some spaces will 
exceed the standards in 46.070, and a variance is requested. 

23. Not applicable because the parking spaces will not have a permeable surface.   
 
 Section 46.150 B. requires 4 accessible parking spaces (including 1 van space) for the school.  

Five accessible spaces are proposed near the front building entrance, will be ADA design 
requirements, and will have access aisles as specified in this section. 

 
 Section 46.150 C. refers to the landscaping standards in CDC 54 Landscaping, which are 

addressed herein.  
 
 Section 46.150 D. requires two bike parking spaces per classroom with the parking located 

within 50 feet of the building entrance and a minimum of 50% of the spaces covered.  The 
proposed bike parking will include 20 uncovered spaces within 50 feet of the building 
entrance and another 20 covered spaces within 130 feet of the front entrance.  A variance 
is requested to exceed the distance standard for the 20 covered spaces.  The variance 
criteria are addressed later in this narrative. 

 
 Section 46.150 E. only applies to office and industrial development. 
 
 Section 46.150 F. contains the parking lot design standards, which are satisfied as 

demonstrated in the plan sheets. 
 
7. Chapter 48 – Access, Egress and Circulation 
 
 Section 48.025 B. contains several requirements pertaining to access controls, which are 

satisfied: 
1. A traffic impact analysis is provided with this application. 
2. Working with the City Engineer, the proposed new school will consolidate and organize 

access to the city street in a manner that will greatly enhance safety and convenience 
for all travel modes. 
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3. Of the access options allowed in this section, the school will continue to obtain access 
directly from city streets. 

4. Not applicable because a subdivision is not proposed. 
5. Not applicable because no double frontage lots are involved. 
6. Access spacing is designed to satisfy TSP requirements, and this has been confirmed in 

the traffic study. 
7. The number of driveways has been minimized and located in coordination with city staff 

and the recommendations in the traffic study.  
8.  This section encourages providing driveway access to adjoining properties.  In this case, 

all adjoining properties are developed with access from other streets, making this 
inapplicable to this application.   

 
 Section 48.025 C. includes standards relating to connectivity and formation of blocks.  

Subsection 1. is not applicable, because the property does not have frontage on an arterial.  
Subsection 2. will be satisfied because the property street frontage is designed to be rebuilt 
to current city standards.  Subsection 3 allows exceptions, but in working with the City 
Engineer regarding the design of public improvements, the need for any exceptions has not 
been identified. 

 
 Section 48.040 requires driveway widths of 24 feet for 2-way and 15 feet for 1-way traffic.  

The proposed driveways and on-site circulation will satisfy the standards in this section, 
which require minimum driveway widths, adequate maneuvering space on-site, average 
gradients of less than 10 percent, and parking spaces and service areas that will not require 
backing into a public street. 

 
   Section 48.060 regulates curb cut location and widths, the proposed driveway locations, 

spacing and widths meet these standards as illustrated on the plan sheets.  Vision at 
driveway intersections will be provided with locations recommended in the traffic study.  In 
addition, the landscaping plan does not feature any plantings that would interfere with 
vision clearance. 

 
8. Chapter 52 – Signs 
 

Section 52.210 contains several approval standards that must be met.  The wall sign and 
freestanding sign proposed for the Sunset Primary School meet the sign permit approval 
standards as noted below: 

A. The scale of the signs and their components is appropriate for their location near the 
main building entrance.  At 6 feet tall with an approximate 19.5 square-foot message 
for the school name, address, and reader board, the freestanding sign is well within the 
maximum size requirement of 24 square feet in CDC 52.300.  The lighting and materials 
will be very low-key and in keeping with the surrounding residential neighborhood. 

At approximately 15 feet in height with 18-inch metal letters, the proposed wall sign on 
the front entrance canopy satisfies all of the code standards except for the maximum 
area standard of 18 square feet. A variance is requested to exceed this standard.  
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B.   The signs are consistent with this standard because the freestanding sign will be 
illuminated by lights directed at the sign and a backlit reader board, and the light will 
not shine directly to any off-site location.  The proposed wall sign will not be 
illuminated. 

C.    The signs will not be within a clear vision area as demonstrated in the plan sheets. 

D.    This criterion is not applicable because the signs will not be located over or adjacent to 
vehicle driveways or roadways. 

E.    This criterion is satisfied because the freestanding lighting will be shielded from any off-
site vantage point, and the wall sign will not be illuminated. 

F.    The signs will not cause the removal of any trees or affect any natural features on the 
site. 

G.    This criterion is met because the signs will be located within a landscaped area, and the 
concrete construction will be able to withstand weather and insects.  

H.   This standard is not applicable because changeable copy is not proposed. 

I.     This standard is not applicable because changeable electronic copy is not proposed. 

J.    This criterion is not applicable because the signs shall only be visible from one side. 

52.300 Permanent Sign Design Standards 
  

Section 52.300 contains design standards for permanent signs.  The proposed freestanding 
sign is significantly smaller than the allowed maximum 20-foot height and 24 square-foot 
sign area.  As indicated above, the wall sign requires a variance because it exceeds the 
maximum sign area of 18 square feet. 

9. Chapter 54 - Landscaping 
 

Section 54.020 contains several approval standards that must be met.  The proposed 
landscaping satisfies the approval standards as noted below: 

A.    The majority of the existing trees on the site will be preserved.  As demonstrated in 
Sheet LU2.01 Tree Removal Plan and LU2.02 Landscape Plan, the retained trees will be 
incorporated into the landscaping theme for the entire site.  The tree removal and 
protection plans were reviewed in the field by a consulting arborist and the City 
Arborist, and they both found the plan shown on LU2.01 to be appropriate. 

B.    The parking area is proposed to be reduced by 9 spaces to help minimize the number of 
trees to be removed.  Providing 88 spaces in lieu of the required 97 spaces represents a 
9% reduction, which is within the 10% reduction allowed in this section. 

C.    The District has complied with the municipal code requirements for tree protection.  As 
noted above the tree protection was reviewed by the City Arborist. 
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D.    This criterion is not applicable because there are no heritage trees on the site. 

E.    Subsection 2. requires a minimum landscaped are of 20%.  This is exceeded with 33% 
landscaped area.  The remaining dimensional and design requirements for landscaped 
areas are satisfied as illustrated in the landscaping plans.  Subsection 3. Criteria are 
satisfied: 

a. Defined landscape areas are evenly distributed throughout the parking areas and 
along the street frontage.  As noted in the landscaping plans, shade trees are well-
distributed at a ratio of more than the required 1 tree per 8 parking spaces.  The 
western parking lot is over 20 spaces and it meets the minimum 10% interior 
landscaping standard by providing internal landscaped island of 14% of the parking 
lot area.  The eastern parking lot is between 10 and 20 spaces and it meets the 
minimum 5% interior landscaping standard by providing internal landscaped islands 
of 11% of the parking lot area. 

b. All of the landscaped areas have dimensions that are greater than or equal to the 
minimum 5-foot dimension requirement. 

c. As shown in the plans, a significant percentage of the eastern portion of the site will 
be retained in its current condition, and very little soil improvement or 
supplemental irrigation will be needed.  For the remainder of the site, which will be 
redeveloped and re-landscaped, appropriate soil amendment and irrigation will be 
provided.  

d. The requirement for a landscaped strip of at least 10 feet between parking and 
loading areas and the street is satisfied with landscaped areas with dimensions in 
excess of 10 feet.  In addition, appropriate street tree species are proposed with 
spacing of less than the 50-foot maximum, and other ground cover and shrubs are 
proposed. 

e. Not applicable because it applies to properties with a main street or arterial street 
frontage. 

f. A landscaped buffer of 5 feet is required along adjoining properties, and a minimum 
of 10-foot landscaped buffers is provided. 

g. All areas in the parking lots not used for parking and maneuvering are proposed to 
be landscaped. 

h. Vision clearance will be provided at all driveways and crosswalks because only low 
shrubs, groundcover, and lawn are proposed adjacent to these areas. 

i. The loading and service area will be buffered by the building and the trees proposed 
along the site frontage. 

j. Overall security is of the upmost importance to the district.  The landscaping plan 
will not create any “hidden” areas or security issues for students, staff, and visitors. 



Sunset Primary School  CU/Design Review Application 
January 7, 2016  Page - 27 

k. This district will install appropriate irrigation facilities to properly maintain the 
vegetation specified in the landscape plans. 

l. The criteria in this subsection are met because many existing trees on the site will 
be protected.  In addition, the landscape plan was prepared by an experienced 
landscape architecture firm, which has specified trees that will not cause the 
potential problems noted in this subsection. 

F.    This subsection is not applicable because it applies to subdivisions. 

G.    This criterion is not applicable because there are no water resource areas on the site. 

B. Relationship to the Natural and Physical Environment 
 

Section 55.100 B. 1. and 2. are not relevant because there are no heritage trees on the site.  
The location of Type I and II land is shown on Sheet LU1.08 and the tree removal and 
protection information is shown on Sheet LU2.01, including calculations regarding trees to 
be retained or removed.  The significant trees in these areas are to be protected using the 
drip line standard in this section. With the majority of the significant trees on the site being 
protected, the 20% protection standard (and ability to provide the easement or dedication 
protection) will be satisfied. The impact of removing the trees noted in this application will 
be mitigated by the new landscaping proposed.  

 
 Section 55.100 B. 3. is satisfied because the existing grade, drainage pattern, and the 

amount of landscaped area will remain consistent with the overall grade and drainage 
patterns of the existing site.  

 
 Section 55.100 B. 4. is satisfied because the property generally features very gentle terrain 

and is geologically stable.  It is not identified on the city’s hazard map.   
  

Section 55.100 B. 5. is satisfied because the school building will provide setbacks, which 
exceed minimum standards, with the exception of a canopy over the front entry area. As 
noted in the plans, the trash and recycling area is partially enclosed with significant setbacks 
from any neighboring residences. 

 
Section 55.100 B. 6. is satisfied because the school building and development of the site will 
meet the applicable criteria: 

 
a. This criterion, pertaining to architecture, is satisfied because the new building will be of 

similar scale to the existing school.  The site arrangement will utilize the existing trees, 
along with significant building setbacks, will buffer the tallest portions of the building 
from adjoining properties.  The contemporary design offers a pleasing design with a 
variety of quality building materials and façade treatments.  

 
b. The proposed design provides an appropriate transition with adjacent residences by 

providing a combination of substantial setbacks, retention of many of the existing trees, 
and a landscaping plan that features substantial buffering and quality materials 
throughout the site.  
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c. The proposed design of the school naturally will be a contrast to surrounding 

residences.  Compatibility with the neighborhood will be accomplished by providing a 
superior design to the existing school, a more distinct and welcoming entrance, quality 
exterior finish materials, and landscaping that will provide superior buffering to what is 
present on the site today.  

 
d. The proposed school will create a much more human scale environment by providing 

significantly improved pedestrian facilities, a much more visible and welcoming 
entrance, and public spaces surrounding the building – particularly along the street 
frontage.    

 
e. Main front level transparency applies to commercial and office buildings and is not 

directly relevant to the school.  However, the school design and its orientation to the 
street are consistent with these standards. 

 
f. The criterion calls for roofline variations and avoiding continuous flat elevations over 

100 feet.  As demonstrated in the building plans, the school building design easily 
complies with the standards along with providing pleasing visual interest and design 
excellence.  

 
g. This criterion is satisfied because the main building entrance is oriented toward the sun 

while including an extensive canopy to provide protection from the elements.  
 
h. As is evident in this application, significant improvements are proposed to provide a 

safe and attractive pedestrian environment, including new sidewalks, crosswalks, 
improved pathways, and pedestrian amenities such as public spaces, landscaping, and 
street trees.  

 
i. This criterion deals with commercial uses and pedestrian amenities in commercial 

districts, and it is not relevant to the school.   
 
Section 55.100 B. 7. regarding Transportation Planning Rule compliance is satisfied because 
the school building and development of the site will meet the applicable criteria: 

 
a. This criterion relating to street orientation applies to commercial and office 

development and is not relevant. 
 
b. This criterion relating to parking lot location applies to multi-family development and is 

not relevant.  
 
c. This criterion relating to building location applies to commercial, office, and multi-family 

development and is not relevant.  
 
d. This criterion requires accessways, parking lots, and internal driveways to 

accommodate pedestrian circulation.  The proposed site plan includes clearly 
delineated pedestrian routes, which are direct and separate from vehicular traffic.  In 
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addition, the number of potential conflict points is minimized to the extent possible.     
 
e. The two existing pathways to the school will both be improved to provide greater 

utility, convenience and safety. 
 
f. This criterion requires at least one main building entrance on the main street.  This is 

satisfied because the building will have a prominent front building entrance, which will 
be located near, and oriented to, the street.  

 
g. This criterion calls for providing good pedestrian access between a transit stop and the 

main entrance.  The school buses represent a form of transit and the proposed bus 
loading area along the street frontage will provide excellent access to and from the 
main building entrance without any potential vehicle/pedestrian conflicts. 

 
h. This criterion requires portions of building projects to be oriented towards the main 

street.  As described in this application, the main building entrance is directly oriented 
to the street.  Access driveways and parking are located to the side, allowing an 
exceptionally welcoming building entrance and relationship to the public realm.  

 
i. This criterion applies to public utilities and infrastructure and is not relevant to the 

school.  
 
j. This criterion applies to trailhead parking and is not relevant to the school.     
 

C. Compatibility between Adjoining Uses, Buffering, and Screening 
 
 This section calls for buffering and screening to minimize potential visual and noise impacts 

affecting adjoining uses.  The proposed building architecture and site design provide the 
necessary buffering in the following ways: 
• The potential noise sources identified in the noise evaluation (Exhibit E) will be installed 

and/or buffered to meet applicable noise standards.  
• On-site parking will be landscaped and screened in accordance with CDC standards. 
• Existing trees will be protected and new landscaping will be installed to provide 

desirable buffering for surrounding residences. 
• All rooftop equipment will be screened as shown in the architectural plans.   

 
D. Privacy and Noise 
 
 School activities and associated noise will continue to be compatible with the surrounding 

neighborhood.  Building entrances and vehicle circulation will continue the current 
orientation to Oxford, Park, and Bittner streets.  The trash and recycling area will be located 
within an enclosed space to minimize noise and visual impacts.  Other noise-generating 
sources will be able to satisfy applicable noise requirements.  The proposed lighting plan for 
the parking lots and public spaces surrounding the school will be designed to not shed light 
on surrounding properties.  In addition, the sports field will not have lights.   
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E. Private Outdoor Area 
 

This section only applies to multi-family development and is not relevant. 
 
F. Shared Outdoor Recreation Area 
 

This section only applies to multi-family development and is not relevant. 
 
G. Demarcation of Public, Semi-Public and Private Spaces 
 

The operation, main school entry, and playground layout will emphasize safety and 
surveillance, and their boundaries will continue to be clearly delineated. All exterior spaces 
will be visible from multiple directions inside and outside of the building.   
 

H. Public Transit 
 

This section only applies to development on a public transit route and is not relevant. 
 
I. Public Facilities 
 

Suitable public facilities shall be provided in conjunction with the new school including: 
 

• Streets will be improved to meet city standards and comply with the recommendations 
in the DKS transportation analysis (Exhibit B). 

• Municipal water and sanitary sewer are currently available to the site, and they will be 
upgraded as necessary. 

• Solid waste and recycling storage will be provided with sufficient area and accessibility 
to accommodate service providers. 

 
J. Crime Prevention and Safety/Defensible Space 
 
 The operation, main school entry, building windows, exterior lighting, and playground 

layout will emphasize safety and surveillance, and the boundaries of public spaces will be 
clearly delineated. All exterior spaces will be visible from multiple directions inside and 
outside of the building.   

 
K. Provisions for Persons with Disabilities 
 

Provisions for persons with disabilities will be greatly improved compared to the current 
situation.  Full street improvements and crosswalks, ADA parking near the front entrance, 
and the entire building design will be in full compliance with today’s standards. 

 
L. Signs 
  

This section is satisfied because the two signs will be consistent with the overall building 
architecture.  The freestanding sign will include the old school bell to convey a sense of 
history related to the school site and neighborhood identity.  The graphics and lettering will 
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be simple, tasteful, and only large enough to be legible from the street.  Traffic control 
markings and signs will be installed as desired by the city. 

 
M. Utilities 
 

As noted in this application, the necessary utility facilities will be provided to serve the new 
school. 

 
N. Wireless Communication Facilities 
 

This section only applies to these types of facilities and is not relevant. 
 
O. Refuse and Recycling Standards 
 

As described in this application: 
1. The proposed service yard will provide adequate spaces for recycling equipment and 

receptacles. 
2. The service area is designed to adequately handle recycling and solid waste on a level 

concrete surface and in a manner acceptable to the fire marshal and waste collection 
company. 

3. Recycling and solid waste will be handled in the services yard. 
4. Special waste is not anticipated. 
5. The service yard is completely screened from surrounding properties as shown on the 

plans. 
6. Litter receptacles are not proposed in the public right-of-way. 

 
APPLICABLE CRITERIA - EXCEPTION  
 
Director’s Exception approvals are sought for the following: 
 

• Approval per CDC Section 55.170 A. to allow a 17.1-foot front yard setback where 20 
feet is required in CDC Section 11.070. 

• Approval per CDC Section 55.170 B. to allow 88 parking spaces where 97 spaces are 
required. 

 
Front Yard Setback Exception 
 
The exception criteria in Section 55.170 A. are satisfied based upon the following: 
 

1. The front yard setback is not is not greater than 20%.  The requested setback reduction 
from 20 to 17.1 feet is less than a 15% reduction. 

2. At 6.19 acres, available space on this school site is limited.  The reduction allows for a 
more efficient use of the site because the play and buffer areas on the rear of the 
building can be slightly larger. 

3. The exception will allow for greater buffering for neighboring properties.  In addition, 
because of the 90 degree bend in the street at the building entrance, the effective front 
setback is consistent with the normal 20-foot setback.  The properties on the opposite 
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side of the street will not experience any visual encroachment from the minor 
reduction in the front yard setback. 

4. As demonstrated in the site plan, the front entrance orientation and distance to the 
street will actually enhance pedestrian access by establishing a direct route to the front 
entry and eliminating any potential vehicle-pedestrian conflicts in this area. 

   
Off-Street Parking Exception 
 
The exception criteria in Section 55.170 B. are satisfied based upon the following: 
 

1. The reduction of required parking spaces is not is not greater than 10%.  The requested 
parking reduction from 97 to 88 spaces is approximately a 9% reduction. 

2. The school is a permanent use, which does not have a high daily demand with 35 staff 
and a student body that does not drive.  Parking demand for special school events will 
always exceed on-site parking available at virtually any school.  The parking represents a 
significant increase compared to the current situation.  

3. The opportunity for shared parking is not applicable in this case. 
4. Public transportation, in the form of school buses, is available to the site.  In addition, 

substantial improvements will be made to further encourage walking and bicycling to 
school.  Finally, the required parking could be provided in the southeastern portion of 
the site, but it would require removal of several additional trees. 

 
APPLICABLE CRITERIA - VARIANCE  
 
Class II Variance approvals are sought for the following: 
 

• Class II Variance to allow on-site parking spaces to be located beyond the 200-foot 
maximum distance to the building entrance as required in CDC Section 46.070. 

• Class II Variance to allow on-site bike parking spaces to be located beyond the 50-foot 
maximum distance to the building entrance as required in CDC Section 46.150. 

• A Class II Variance to allow a wall sign of approximately 28 square feet where a 
maximum of 18 feet is required in CDC Section 52.300. 

 
These variance requests must be found to comply with the criteria in CDC 75.020 B. 1.  The 
variance criteria are noted below followed by the findings for each of the variance requests 
noted in the order above. 
 
Chapter 75 requires that a variance will only be approved if it meets four criteria:  
  

1. The variance is the minimum variance necessary to make reasonable use of the 
property. 

 
On-site Parking Space Location 
For a facility like a school, it is extremely difficult to get all parking spaces within 200 
feet of the main entrance.  This could be possible, but it would mean locating the main 
entrance a significant distance from the street and surrounding it with parking.  The 
western parking lot could be brought closer to compliance, but it would mean that the 
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sports field would be removed from the school by a significant distance.  The school is 
different from a commercial development, which would have multiple building 
entrances and the ability to locate all spaces within 200 feet of at least one entrance. 
 
On-site Bike Parking Space Location 
Bicycle use at primary schools is relative low, and it will tend to be somewhat higher 
during good weather.  With this in mind, 20 of the required spaces are proposed within 
50 feet of the building entrance.  The remaining spaces are covered, but approximately 
130 feet from the entrance.  Unless the proposed canopy is made exceptionally large, 
providing the required covered bike spaces near the entrance would interfere with 
pedestrian access in and out of the school.  The proposed arrangement offers a 
reasonable combination of convenience and secure bike parking. 
 
Wall Sign Area 
The purpose of the sign regulations is to ensure that signs are sufficient to identify 
different land uses in a tasteful way that is not visually obtrusive.  While the wall sign is 
proposed to be larger than allowed, it will be complimentary to the school’s design and 
the surrounding neighborhood. 
 
Although the school would be entitled to multiple signs, it only needs one to identify 
the school for the general public.  The proposed sign area of 28 square feet would be 
less than two conforming wall signs, which could total 36 square feet. 

 
2.   The variance will not result in violations(s) of any other code standard, and the 

variance will meet the purposes of the regulation being modified. 
 

On-site Parking Space Location 
Except for the exception to allow 88 parking spaces instead of 97, the proposed parking 
will meet all city standards. 
 
On-site Bike Parking Space Location 
Except for not having all of the bike parking within 50 feet of the main entrance, the 
bike parking will meet all other city standards. 
 
Wall Sign Area 
The proposed signs for the school, including the wall sign and one, single-sided 
monument sign, will satisfy all other city requirements for signs.  In addition, the entire 
signage program is well within the desired maximums for total number of signs and sign 
area. 
  

3.  The need for the variance was not created by the applicant and/or owner requesting 
the variance. 

 
The District did not create the need for the variances through any previous actions.  The 
variances are requested to address unique conditions and desired design results for the 
school operation and appearance.  
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4. If more than one variance is requested, the cumulative effect of the variances results 

in a project that is consistent with the overall purpose of the zone.  
 

The three variances represent requests to allow modest deviations from the CDC 
standards to achieve a practical result that is in keeping with the purpose and intent of 
the CDC and West Linn Comprehensive Plan.  The variances will allow the District to 
achieve a more desirable result regarding the location of parking and total sign area. 

 
Chapter 99 Procedures for Decision-Making: Quasi-Judicial 
 
This chapter requires the applicant to contact the affected neighborhood to present the 
proposed development application.  In addition to the required neighborhood meeting, the 
district held several neighborhood meetings to inform the community about the new school 
and to solicit input.   
 
CONCLUSION 
 
The proposed applications satisfy the relevant criteria for approval.  The long-awaited 
replacement of the Sunset Primary School will meet the needs of the students and 
neighborhood. 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
EXHIBIT A 

Property Information 



W
E

S
T

 L
IN

N
 - W

IL
S

O
N

V
IL

L
E

 S
C

H
O

O
L
 D

IS
T

R
IC

T

P
O

 B
O

X
 3

5

W
E

S
T

 L
IN

N
, O

R
E

G
O

N
 9

7
0
6
8

S
U

N
S

E
T

 P
R

IM
A

R
Y

 S
C

H
O

O
L

2
3
5

1
 O

X
F
O

R
D

 S
T

R
E

E
T

W
E

S
T

 L
IN

N
, O

R
E

G
O

N
 9

7
0
6
8

W

N

E

S

L
e

g
e

n
d
:

D
A

TE
N

O
.

R
EV

IS
IO

N

F
O

R
 A

 O
N

E
-P

A
R

C
E

L
 P

A
R

T
IT

IO
N

 P
L
A

T

M
M

M
M

A
R

D
R

A
W

N
C

H
EC

K

S
C

A
LE

D
A

TE

P
LA

N
 

L
a

n
d

 S
u

rv
e
y
o

rs

4
1
0
7

 S
E

 In
te

rn
a

tio
n

a
l W

a
y
, S

u
ite

 7
0
5

M
ilw

a
u

k
ie

, O
re

g
o

n
 9

7
2
2

2
     5

0
3
-6

5
3
-9

0
9
3

1
" =

 4
0

'
O

C
T

., 2
0

1
5

5
3

6
7

 P
re

lim
 P

a
rtitio

n
.d

w
g

V
ic

in
ity

 M
a
p

N
o

te
s
:

T
E

N
T

A
T

IV
E

 P
L
A

N

S
unset

P
rim

ary
S

chool

W
O

O
D

 O
U

T-

B
U

IL
D

IN
G

S

O
XFO

R
D

 STR
EET

EXETER STREET

P
A

R
K

 S
TR

EET

BITTNER STREET

U
N

N
A

M
ED

 R
IG

H
T O

F W
A

Y

S
U

N
S

E
T P

R
IM

A
R

Y
 S

C
H

O
O

L

S
U

N
S

E
T P

R
IM

A
R

Y
 S

C
H

O
O

L

N
8

9
°5

1
'2

6
"E  3 22.34'

N00°47'53"E  58.50'

S37°40'35"E  466.50'

S
8

9
°0

8
'0

2
"E  290.01'

N00°47'53"E  267.18'

N
8

8
°4

3
'5

9
"W

  319.23'

N
0

0
°1

2
'20"E

5.2
8'

N
62°45'58"W

  240.19'

N00°11'58"W  145.92'

N
8

9
°4

8
' 0

2
"E  71.66'

N
0

0°01
'46"W

20.00'

N
8

9
°4

8
' 0

2
"E  143.41'

N
0

0°12
'20"E

1
6.59'

5TH STREET (VACATED)



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT B 
Neighborhood Meeting 



AFFIDAVIT

I, Remo Douglas so hereby solemnly attest that the following statement is
true.

Signage for the public notice of the West Linn - Wilsonville School
District land use application presentation to the Sunset Neighborhood
Association meeting was posted on or before October 2012015. A copy of
the sign is attached.

Remo Douglas: Date: lD-).\-15

State of Oregon

County of Clackamas

Signed or attested before me on Ccto\re-r Zl. Zo 15

by Re-rno Dou<sltaS , Notary Public State of Oregon.
My Commission expires: V'.p..<X 72, zarn

Notary:,' .,8 e B".*E.,rr

SEAL

AilIY E BERGER
!.ir:Hty' / NOTARY pUBLtC .OREGON

\)tff_/ coMMrssroN No, 937197
MY COMMISSION EXPIFES MARCH 22,2019



AFFIDAVIT

I, Remo Douglas so hereby solemnly attest that the following statement is
true.

A copy of the letter to officers of the Sunset Neighborhood Association
and property owners within 500 feet of the proposed structure was mailed
on October 19,2015. A copy of the mailing list with names and addresses
is attached.

Remo Douglas: Date: lD, t -l>

State of Oregon

County of Clackamas

Signed or attested before me on Oc-tcber Zt , Zo t5
by Renao Dor.tq\os , Notary Public State of Oregon.
My Commission expires: Vra-z\n Zz, Latl

Notary:

&\ oFFlctAL SEAL

idia AitY E BERGER

-I1)/ IgILly-PU glrc - oREGoN
...).!:i?i_t coMMtsstoN NO. 937197
My coMMrssroN ExprBEs MAncxll, zi,g

!



 

Citizen Contact Information Agenda Packets and Project Files 

 

PLANNING COMMISSION DECISION 
 

PROJECT #  
CUP-15-03/DR-15-17/VAR-15-01/VAR-15-02/VAR-15-03 

   
 

 
 

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. 

 

 



West Linn - Wilsonville Schools

PUBLIC NOTICE

THE PUBLIC lS INVITED to attend a Sunset Neighborhood Association
Meeting to discuss the proposed

Construction of a New Sunset Primary School at
West Linn - Wilsonville School District's

Sunset Primary School site

November LO,2OL5 at 7:00 pm
Sunset Primary School

2351Oxford St

West Linn, OR 97068

Property lnformation:

. LOCATION:
r ADDRESS:

. DESCRIPTION:

lmprovements Description :

Sunset Primary School
2351- Oxford St

West Linn, OR 97058
Parcel Number 00385987
Assessor's Map 21E25DC05800

The major elements of this work include:

. Construction of new Sunset Primary School at the current school site
r New playground and playfield
. New parking and student drop-off areas
. New sidewalks along school frontage

This is an informal meeting to discuss the improvements planned for the Sunset Primary School

site. This meeting is in support of a Conditional Use and Class I Design Review application to the
city of West Linn. The plan may be modified or altered prior to actual submittal.

For further information, please contact Amy Berger, West Linn - Wilsonville School District 503-
673-7977; or visit us on the web at www.bond.wlwv.k12.or.us. Concerned citizens are also

encouraged to contact their neighborhood association president, or their association designee,
with any questions that they may want to relay to the school district.

Notice Dated October 20,2Ot5

Department of Operations
2755 SW Borland Road . Tualatin OR 97062 .503-673-7995 . www.wlwv.kl2.or.us
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Gertilied Mail Provides:
r A mailing receipt
r A unique identitier {or your mailpiece

; ;;;';il;;;tivery kept bv the Postal service for two vears
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Return Receipt Fee
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Certitied Mail Provides:
r A mailing receipt
! A unique identifier for your mailpiece
I A record of delivery kept by the postal Service for two years

lmportant Beminders:
! certified Mair may oNLy be combined with First-crass Mair@ or priority Mair6.! Certified Mail is notavailable for any class of international mail.
I NO INSURANCE COVEBAGE IS PfioVIDED with Certified MaiI. Forvaluables, please consider lnsured or BegiiiereO rUiii.' -
I For an additional. fee, a Retum. Receipt may be requested to provide oroo, o,

flqt'{[,J:.:,i?r$!+111ffi siuii,i.fiagieiffi iHj*]:{a["lJ.{[.Jr,{B
!tuffi"t?il'J8SE;?"jlJtFS"d'lij$fi l?f; ?ii$;I?6%1?ty8.1l,""iy8i,"%lil

r For an additional fee, delivery. may. be restricted to the addressee oraddressee's aurhorized asent. Advise'tne ieiliiii-niirr< iie niairfiiecd 
-wiiritn-e

endorsement " Restricted'Det ivery".
! If.a postmark on the Certified Mail receipt is desired, please present the arti_cte at .the posr orfice for postmarking.'r i podihir['6i' inE ceiiiririi il'airreceipt is not needed, derdch and affii tabei riiin po!iig-; anO mair.

IMP0RTANT: Save lhis receipt and present it when making an inquiry.
PS Fom 3800, Augusr2006 (Reverse) pSN 7SO0-02-OOO_9047
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USPS Tracking Customer Service ›
Have questions? We're here to help.

Get Easy Tracking Updates ›
Sign up for My USPS.

Track It

Track all your packages from a dashboard. 
No tracking numbers necessary.
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Sign up for My USPS ›

®
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2nd Special Sunset Neighborhood Association Meeting Minutes 
November 10, 2015 

 
Location: Sunset Primary School - cafeteria 
 

CALL TO ORDER 
Doreen Vokes, Secretary/Treasurer, of the Sunset Neighborhood Association (SNA), 
called the meeting to order at 7:05 p.m. 
 
PRESENT 
21 members and guests: WLWV School District representatives and DOWA-IBI Group 
Architects 
The meeting attendance sign-in sheet is in our files and is available upon request. 
 
NO SECRETARY OR TREASURER REPORT GIVEN.    
  
SUNSET SCHOOL DISCUSSION: 
The DOWA-IBI Group Architects displayed designs of the new Sunset Primary School to 
those in attendance.  The designs included an overhead view, layouts for both floors, 
locations and sizes of play field and parking lot, playground equipment configurations, 
and fire access lanes.  Also shown were perspective street level views looking toward the 
main entrance. 
 
 Tim Woodley, Director of Operation, opened the meeting by talking about the history of 
the school, ballot measures, and the task force that lead to the decision to keep the school 
at the Oxford St location. He presented via Power Point the latest design and noted the 
various changes: 

 Moved 8 parking spots from the south lot to the western lot 
 With the City allotted 10% reduction, the total new parking spots would now be 

88 instead 97, if approved. 
 New on-street parking on Oxford St, Park St, and Bittner, including sidewalks 
 A multi-way stop at the intersection of Oxford, Park and Exeter St 
 Storm planter detention area near the south parking lot 
 The school district will talk to every neighbor whose property abuts the school 

district property to help with creating a buffer zone such as fencing, trees, 
shrubbery, etc. 

 
  
Concerns and questions brought up: 
 

1. Number of new on-street parking spaces created on the streets?   Unknown   
2. Would those parking spaces offset the required number of spaces on the school 

property?   No 
3. Why is there a new design for each meeting?   That’s part of the iterative design 

process. 
4. Why is the school being designed for 450 students?  It supports the number of 

kids within the Sunset boundary. 
5. How much smaller will the field be after reduction?  No full size baseball field 
6. Security concerns?  Police will have access to the playground;  cameras installed 



7. It was mentioned that the deed for the property has a restriction that the Sunset 
Park property purchased by the school is to be used only for recreation purposes.  
Note that the original property was deeded to the City by Crown Zellerbach, now 
Georgia Pacific.  Mr. Woodley felt that the land usage is covered by the (IGA) 
Inter Governmental Agreement signed as part of the land sale. 

8. Will remnants of the old school be displayed in the new structure?  Yes 
9. Over-all security for the occupants of the building?  A portion of the money for 

the bond is to hire a National School Safety Consultant. The front door to the 
building might be controlled with possible card access, security cameras, etc.  Mr. 
Woodley has been meeting with the Clackamas County Sheriff Dept. to help 
formulate a security plan for all the schools within the Clackamas area. It is 
anticipated that the concepts developed here will become a model for the state of 
Oregon. 

 
 
The design shown today will be part of the package submitted to the city planning 
department. Once all the paperwork has been finalized, there will be a four month 
window for additional public input. The school would like to begin construction June, 
2016. 
 
The parks and recreation department supervisor Ken Worcester has agreed to attend our 
next neighborhood meeting in January to discuss the new master plan for Sunset Park.  
 
 
 ADJOURNMENT 

With no further business before the SNA, the President adjourned the meeting at 8:20pm. 
 
 
 

**Next quarterly meeting Tuesday, January 26, 2016 @ 7pm** 
Respectfully submitted by Doreen Vokes, Secretary of the SNA. 

 
Association info and meeting minutes, or for general City information, Visit www.ci.west-linn.or.us  Please see the link for our new 

Facebook page https://www.facebook.com/sunsetneighborhoodwestlinn  
 
 

SNA OFFICERS 
   

President,               Randall Jahnson                    SunsetNA@westlinnoregon.gov  
Vice President,       open             SunsetNA@westlinnoregon.gov  
Secretary/Treasurer,   Doreen Vokes       SunsetNA@westlinnoregon.gov 

For association info and meeting minutes, or for general city information, visit 

www.westlinnoregon.gov   
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT C 
Sunset Primary School Transportation Analysis and  

Safe Routes to School Plan 
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Existing Sidewalk Connectivity 

The existing sidewalk inventory can be seen in Figure 1. 

As shown, the only streets that have complete sidewalks 

on both sides of the facility are to the northeast of the 

school including Windsor Terrace, Clark Street, Crown 

Street, and Kobuk Court. Many significant sidewalk gaps 

exist within the walking boundary, especially in the 

immediate vicinity of Sunset Primary School between 

Cornwall Road and Walden Road. Furthermore, as 

shown in the image to the top right, the existing 

sidewalks are in poor condition, are very narrow, and 

have frequent gaps. The lack of standard sidewalks, 

narrow streets, and lack of bike facilities is likely due to 

the age of the surrounding neighborhood. 

Sunset Park is directly adjacent to the existing Sunset 

Primary School building and has several paths 

connecting neighborhoods to Sunset Primary School via 

Sunset Park. One path connects from the east side of 

Sunset Park to Windsor Terrace (see figure in the bottom 

right). Another pedestrian path exists north of the 

existing Sunset Primary School and connects to Windsor 

Terrace. These paths do not have any pathway lighting 

and do not meet ADA standards. Two additional paths on 

the south side of Sunset Park connect to Long Street but 

are not ADA accessible. 

School Crossing Evaluation 

Two marked crossings currently exist adjacent to Sunset 

Primary School; one on the west leg of the Sussex 

Street/Oxford Street intersection and one on the east leg 

of the Exeter Street/Oxford Street intersection. As shown 

in the figures at the top of the next page, the Sussex 

Street crossing does not connect to any sidewalks on 

Sussex Street and the Exeter Crossing does not directly 

connect to the building causing students to also have to 

cross the busy drop off entrance before reaching the 

School’s sidewalks. The south leg of this crossing (Exeter 

Street) does have sidewalks. 

Existing Sidewalk Quality in the School’s 

Vicinity 

Pedestrian Path Connecting Windsor 

Terrace to Sunset Park 
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School Speed Zone Evaluation 

Due to the residential land uses surrounding the school, the posted speed along the majority of the roads 

within the walking boundary are 25 mph which is the default statutory speed for a residential street.1 

School zones (speed 20 mph) are signed adjacent to Sunset Primary School along Oxford Street as well as 

the approaches to Oxford Street on Sussex Street, Exeter Street, and Bittner Street. 

Existing Bicycle Network 

Bike lanes currently exist along Clark Street between Long Street and Windsor Terrace (See Figure 1). No 

other bike facilities currently exist within the Sunset Primary School walking boundary.  

   

                                                            
1 Speed Zoning Program. ODOT Traffic‐Roadway Section (TRS). http://www.oregon.gov/odot/hwy/traffic‐

roadway/pages/speed_zone_program.aspx. Accessed June 20, 2012.  

Sussex Crossing with No Sidewalks on 

South Side 
Exeter Crossing does not Connect 

Directly to the Building 
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Trip Generation 
Trip generation estimates were performed for the existing Sunset Primary School to provide a baseline for 

determining how the proposed replacement would affect traffic to and from the site. The traffic impacts for 

the existing school and the proposed rebuild is discussed in the following sections. 

Existing Trip Generation 

The trip generation estimates for the existing Primary School were performed using rates obtained from 

the Institute of Transportation Engineers (ITE), Trip Generation, 9th Edition.2 The architectural capacity of 

the current school is 575 students3. Even though the highest historical enrollment at the school was only 

471 students, the architectural capacity of the existing Sunset Primary School was the maximum enrollment 

utilized to estimate traffic impacts of the existing site to ensure an equal comparison with the architectural 

capacity of the proposed replacement. As shown in Table 1, the existing school’s trip generation is 

estimated to be 259 a.m. peak hour trips, 86 p.m. peak hour trips and approximately 742 daily trips. 

Table 1: Existing Trip Generation 

Peak Hour Land Use (ITE Code) Size Trip Rate Peak Hour Trips 

AM 

Elementary School (520)  575 Students 

0.45 trips/student 259 (142 in, 117 out)

PM  0.15 trips/student 86 (42 in, 44 out)

Daily  1.29 trips/student  742 Daily Trips

 

Proposed Trip Generation 

Trip generation estimates were also performed for the proposed replacement using applicable ITE rates. 

Based on information provided by the School District, the future Sunset Primary School building will have 

an architectural capacity of 450 students (125 less students than the existing building). As shown in Table 2, 

it is estimated that the proposed rebuild would generate 581 daily trips, 203 a.m. peak hour trips and 68 

p.m. peak hour trips. As shown, the proposed replacement would add less total traffic to the study area 

network than the Sunset Primary School historical use for both the architectural capacity and the historical 

maximum capacity. 

Table 2: Proposed Land Use Trip Generation 

Peak Hour Land Use (ITE Code) Size Trip Rate Peak Hour Trips Net Effect 

AM 

Elementary School (520)  450 Students 

0.45 trips/student 203 (112 in, 91 out)  ‐56 trips

PM  0.15 trips/student 68 (33 in, 35 out)  ‐18 trips

Daily  1.29 trips/student 581 Daily Trips  ‐161 trips

 

                                                            
2 Trip Generation, 9th Edition, Institute of Transportation Engineers, 2012. 
3 Email conversation with Remo Douglas, West Linn‐Wilsonville School District, June 29, 2015. 
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Site Plan Review 
The site plan provided by the School District4 was evaluated to identify potential concerns related to site 

access, intersection sight distance, school speed zone, bus loading, parent loading, pedestrian and bicycle 

access, bicycle parking, site parking needs, and frontage improvements. A copy of the site plan is included 

in the appendix. 

Site Access 

The preliminary site plan includes three proposed driveways; two via Oxford Street aligned with Exeter 

Street and Sussex Street and one via Bittner Street approximately 375 feet from the easternmost Oxford 

Street Driveway. Minimum access spacing along Oxford Street (classified as a neighborhood route) is 

desired at 100 feet and a 50 foot minimum access spacing is desired for Bittner Street (classified as a local 

residential street).5 The location of the proposed accesses as shown in the site plan meets City spacing 

requirements. Additionally, the westernmost proposed access on Oxford Street is recommended to align 

with Sussex Street to reduce any intersection offset. 

Intersection Sight Distance 

Preliminary sight distance at each access was evaluated and found to be sufficient for all movements in and 

out of each driveway. However, at the time that the project site is constructed, sight distance at all 

proposed project access points will need to be verified, documented, and stamped by a registered 

professional Civil or Traffic Engineer licensed in the State of Oregon prior to occupancy. 

School Speed Zones and Posted Speed 

ODOT’s guide to school area safety6 provides guidance on the application of reduced school speed zones 

along roadways adjacent to middle and primary schools. During school hours Oxford Street, Bittner Street, 

Exeter Street, and Sussex Street are currently posted as a school speed zone 20 mph in the immediate 

vicinity of the Sunset Primary School building. It is recommended that the existing school speed zones be 

replaced and enforced with school speed zone flashers consistent with operations at other similar primary 

schools in the West Linn‐Wilsonville School District. Furthermore, the location of the existing school speed 

zone sign on Bittner Street is recommended to relocate to the corner of Bittner Street and Long Street to 

expand the school speed zone based on the proposed site modifications of the rebuild (see Figure 2 in the 

Safe Routes to School Assessment section of this memorandum). 

   

                                                            
4 Site Plan for Sunset Primary School provided via email by Rebecca Stuecker, IBI Group Architects, November 16, 

2015. 
5 West Linn Transportation System Plan, Chapter 8, December 2008. 
6 A Guide to School Area Safety, Oregon Department of Transportation, July 2006 revised February 2009. 
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During the 2011 legislative session, House Bill (HB) 3150 was signed into law by the Governor. HB 3150 

allows the road authority to establish by ordinance a designated speed for a roadway under their 

jurisdiction that is five miles per hour lower than the statutory speed.7 Additional stipulations to this 

authority are that the roadway is located in a residence district, it has average volumes fewer than 2,000 

motor vehicles per day, and more than 85 percent of which are traveling less than 30 MPH. Since Sussex 

Street, Exeter Street, Lancaster Street, Leonard Street, Simpson Street, and Long Street meet the criteria of 

HB 3150, the City could consider lowering the posted speed from 25 MPH to 20 MPH in the vicinity of 

Sunset Primary School. Lowering the posted speed has been shown to reduce crash severity and will 

improve the safe routes for pedestrians and bicyclists. 

Bus Loading 

Based on the site plan, buses will pick up and drop off students along the school frontage between the 

proposed access on Bittner Street and the proposed accesses on Oxford Street that aligns with Exeter 

Street. The buses would enter the pick‐up/drop‐off zone via Bittner Street onto Oxford Street, and exit 

along Oxford Street toward the west project access. The new bus loading area includes approximately 300 

feet of curb space along the frontage of the school, which is more than sufficient for the estimated 5 buses 

expected to better serve the school8 (assuming a 40 foot design length and ten food spacing9). Based on the 

site plan, the proposed on‐street bus loading area provides sufficient space for student loading while 

allowing adequate space for two‐way motor vehicle traffic along Oxford Street.  

Parent Loading 

The current site plan provides a designated parent loading area on Oxford Street west of the proposed 

project access that aligns with Sussex Street as well as the space on Bittner Street behind the buses in the 

bus loading area. Parents would enter the pick‐up/drop‐off zones going northbound on Bittner Street, and 

exit going west on Oxford Street. 

The designated parent loading area on Oxford Street includes approximately 150 feet of curb space along 

the frontage of the school and approximately 100 feet of curb space along Bittner Street is expected to be 

available behind the five buses in the bus loading zone which is sufficient for approximately ten vehicles 

(assuming 25 feet per vehicle). Clear delineation should be provided between the designated bus loading 

and parent loading along Bittner Street and Oxford Street between the south and east project accesses. It 

also important to note that additional parent loading space is available on Oxford Street west of Sussex 

Street if the designated parent loading spaces reach capacity. 

                                                            
7 Enrolled House Bill 3150. Oregon Legislature. http://www.leg.state.or.us/11reg/measpdf/hb3100.dir/hb3150.en.pdf. 

Accessed June 20, 2012. 
8 Five bus routes serve Sunset Primary School including routes 27, 30, 50, 51, and 52. 
9 Geometric Design of Highways and Streets, AASHTO, 2011; Figure 2‐8, p. 2‐17. 
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A raised pedestrian crossing across the proposed east access on Oxford Street is recommended. This would 

allow for students to exit the parent loading area and access the school building with no change in grade, as 

well as reducing the speeds of motor vehicle entering the driveway. 

Pedestrian and Bicycle Access 

A sidewalk on both sides of Bittner Street and Oxford Street is shown along the extents of the project 

frontage. It is recommended to have marked pedestrian crossings on each leg of the proposed access on 

Oxford Street that aligns with Exeter Street as well as the south leg of the proposed access on Bittner 

Street. The provision of connected facilities improves safety and also encourages walking and bicycling to 

school, which are important travel modes for students who live close to the school. 

Site Parking Needs 

There are currently only 27 regular parking stalls incorporated in the existing Sunset Primary School which 

is below the City of West Linn’s minimum parking standards. The future configuration of Sunset Primary 

School proposes a total of 91 parking stalls even though it is decreasing in both size and classrooms. The 

proposed 91 parking stalls for the future configuration of Sunset Primary School and the City’s vehicular 

parking requirements10 are shown in Table 3 below. 

Table 3: Vehicular Parking Summary 

Scenario Number of Parking Stalls 

City Minimum Requirements 97

Future Proposed Parking 91

Net Parking Deficiency 6

 
 

 

   

                                                            
10 The City of West Linn’s minimum parking standards for primary schools are based on the number of employees and 

building square footage. 
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As shown, the proposed 91 parking stalls still falls short nine stalls from the City’s parking requirements. 

However, it does bring Sunset Primary School closer to conformance with City code. Furthermore, the 

current site plan states that an intentional reduction of the six stalls required was made in order to 

preserve existing trees.11 If additional parking demand is needed, on‐street parking along residential streets 

in the vicinity of Sunset Primary School is available. 

Table 4 shows the minimum bicycle parking requirements compared with the proposed bicycle parking 

facilities for the future Sunset Primary School. As shown, the site plan shows sufficient bicycle parking for 

the primary school. 

Table 4: Bicycle Parking Summary 

Land Use Size 
Bicycle Parking 

City Code Requirement Minimum Spaces Proposed Spaces 

Primary School 18 classrooms  2 spaces per class 36 40

 

Safe Routes to School Assessment 
Based on the evaluation of the existing conditions assessment, recommendations to improve connectivity 

and safety in the Sunset Primary School walking boundary have been developed. Recommendations 

regarding pedestrian and bicycle connectivity are shown in Figure 2 and discussed in the following sections. 

Sidewalk Infill 

As was shown in Figure 1, significant gaps in the sidewalk system exists in the vicinity of Sunset Primary 

School. Children within the walking boundary are not provided bus transportation to school, as such; 

recommendations for sidewalk infill have been identified at the end of the memorandum. Sidewalk infill 

locations can be seen in Figure 2. Sidewalk infill is being recommended along key walking routes primarily in 

the southeast, southwest, and northwest areas of the Sunset Primary walking boundary to improve safety 

for residents in these areas. 

Key sidewalk connectors include Summit Street, Bonnet Drive, Bittner Street, Sussex Street, Long Street, 

Riverview Avenue, Leonard Street, and Simpson Street. Additionally, lighting along the off street path that 

connects Windsor Terrace to Sunset Park and that connects Windsor Terrace to the Sunset Primary school 

campus would make these pathways more attractive walking options for students that live in the 

neighborhoods north and east of Sunset Primary School. 

 
   

                                                            
11 CDC55.170 
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Crosswalk Pavement Markings 

Changes to the key crossing locations are also being recommended based on the sidewalk infill 

recommendations and changes to the school building location. The proposed crosswalk locations can be 

seen in Figure 2. As shown, additional crossings at the Sussex Street/Oxford Street and Exeter Street/Oxford 

Street crossings are recommended to better serve the new school layout. These marked crosswalks will 

help to facilitate connectivity at key locations for children walking to and from the rebuilt Sunset Primary 

School. A crossing was not recommended at the Bittner Street/Oxford Street curve due to sight distance 

issues. 

Bicycle Connectivity 

Since Bittner Street, Oxford Street, Sussex Street, Exeter Street, Lancaster Street, Leonard Street, Simpson 

Street, and Long Street are low volume roadways, they are be preferred routes for bicyclists to travel to 

Sunset Primary School. To enhance the awareness of potential bicyclists in the vicinity of the school, 

pavement markings could be added to these streets to provide a clear understanding as to which facilities 

bikes would use to access the school. 

The City of West Linn follows guidelines presented in their Bicycle Master Plan, as well standards from the 

AASHTO Guide to Bicycle Facilities, the Oregon Bicycle and Pedestrian Plan, and the Manual on Uniform 

Traffic Control Devices (MUTCD). The 2009 MUTCD recommends using the more visible Shared Lane 

Marking (Sharrow).12 Based on our evaluation of both roadways, and to be consistent with current 

standards, Sharrow lane markings could be added along the aforementioned roadways to better define a 

bicycle path from the residential neighborhoods to Sunset Primary School. 

The West Linn TSP also calls out a need for bike lines on both sides of Summit Street from Skyline Drive to 

Cornwall Street and on Sunset Avenue from Parker Road to Willamette Falls Drive. On‐street bike lanes on 

these key connectors would enhance the comfort and safety of bicyclists in the vicinity of Sunset Primary 

School. 

   

                                                            
12 Part 9 – Traffic Control for Bicycle Facilities, Figure 9C‐9. Shared Lane Marking. Manual on Uniform Traffic Control 

Devices. http://mutcd.fhwa.dot.gov/pdfs/2009/part9.pdf. Accessed June 21, 2012.   
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Project Recommendations Summary 
Several projects are recommended as a result of the safe routes to school analysis for Sunset Primary 

School. These projects are listed in Table 5 below. Note that the following projects are not listed in order of 

priority and project numbers should be used for reference only. 

Table 5: Project Recommendations 

Roadway From To Project Type 

School Crosswalks 

1  Bittner Street  ‐ ‐ Add new school crossing

2  Oxford Street (East Access)  ‐ ‐ Add new school crossing

School Speed Zones 

3  School Speed Zone 
Improvements 

‐ ‐ Replace existing school speed 
signs with flashers  

Sidewalk Infill 

5  Bittner Street  Long Street Oxford Street Sidewalk infill ‐ east side

6*  Oxford Street  Sussex Street Proposed  School 
Crossing 

Sidewalk infill ‐ south side

7  Bonnet Drive  Beginning of Road Windsor Terrace Sidewalk infill ‐ east side

8*  Summit Street  Gloria Drive Knox Street Sidewalk infill ‐ east side

9*  Long Street  Clark Street Simpson Street Sidewalk infill ‐ north side

10  Simpson Street  Leonard Street Long Street Sidewalk infill ‐ west side

11  Leonard Street  Riverview Avenue Simpson Street Sidewalk infill ‐ west side

12*  Riverview Avenue  Sunset Avenue Leonard Street Sidewalk infill ‐ north side

13  Sussex Street  Sunset Avenue Oxford Street Sidewalk infill ‐ west side

14*  Summit Street  Knox Street Oxford Street Sidewalk infill ‐ east side

15*  Long Street  Simpson Street Exeter Street Sidewalk infill ‐ south side

16  Lancaster Street  Cornwall Street Exeter Street Sidewalk infill ‐ north side

17  Exeter Street  Sunset Avenue Long Street Sidewalk infill ‐ west side

18*  Riverview Avenue  Walden Street Leonard Street Sidewalk infill ‐ north side

19*  Sunset Avenue  Imperial Drive Cornwall Street Sidewalk infill ‐ both sides

20*  Cornwall Street  Sunset Avenue Oxford Street Sidewalk infill ‐ both sides

21*  Oxford Street  Cornwall Street Sussex Street Sidewalk infill ‐ south side

22*  Exeter Street  Lancaster Street Oxford Street Sidewalk infill ‐ west side

23*  Long Street  Exeter Street Bittner Street Sidewalk infill ‐ north side

24*  Riverview Avenue  Sunset Avenue Walden Street Sidewalk infill ‐ west side

25*  Walden Street  Riverview Avenue Long Street Sidewalk infill ‐ west side

* Identified in the City of West Linn’s TSP as part of the Pedestrian Master Plan. 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT D 
Arborist Report 
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EXHIBIT E 
Noise Study 



 

 
 
November 13, 2015 
 
To: Bill Conboy 
 Dull Olson Weekes Architects 

From: Dennis Noson, PhD 

Re: Anticipated Site Noise Conditions 
 Sunset Primary School, West Linn, OR 
 
BRC Acoustics has prepared an acoustical analysis of noise sources, and sound propagation 
conditions at the school site, for a new Sunset Primary School structure, to be located just to 
the east, and immediately adjacent to the existing school.  In the analysis which follows, the 
noise reduction provisions of the school design will comply with noise limits of the Noise 
Regulations of the City of West Linn.  Note that an evaluation of increases to ambient (existing) 
noise (Oregon DEQ, OAR 340-035-0035, par. 1(b)) are not applicable in the case of a reuse at an 
existing school site. 

Noise from school noise sources, as received at neighboring properties, are subject to limits 
imposed by Chapter 55 of the City of West Linn’s Community Development Code, which, in 
turn, is based upon the Oregon Administrative Regulations (OAR 340-35-035) limiting noise 
from industrial and commercial noise sources.  For the purposes of this noise analysis, the 
school site is considered a commercial noise source, rather than a residential noise source, 
which would have a different set of noise limits. 

The Noise limits are as follows (City of West Linn, Chapter 55): 

 

Noise from the school site will vary with time, within a given hour, and over the school day.  The 
City of West Linn noise limits are evaluated by determining on a statistical basis.  The noise limit 
is relative to the percent of the time in any school day hour the sound level is higher than the 
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noise limits given in the table (above).  Allowable sound levels therefore are dependent upon 
whether the noise is steady during the hour, versus varying noise.   

In the case of varying noise sources, the noise evaluation determines how often in a given hour 
a noise source will affect the receiver (typically evaluated at the nearest residence).  Based 
upon the table of allowable noise, sources of variable noise are acceptable for 50% of full time 
if equal to or less than 55 dBA (L50 sound statistic);  if present no more than 10% of the time, 
sound sources are allowed to be higher, at 60 dBA.  Noise up 75 dBA is allowed if the noise 
exceeding this level occurs less than 1% of the time. 

Refer to Appendix A for definitions and descriptions of sound measurements in decibels, and 
characteristics of sound loudness and sound sources.  

Site Noise Sources 

Noise from sources affecting the neighborhood include the following:  

 Vehicle noise from school transit buses, parent vehicles (for drop-off), and vehicles 
entering and leaving staff parking  

 Play area sounds from sports and free play activities 

 Equipment and mechanical system noise, including the following: 

o Trash compactor noise 

o Pad mounted outdoor power transformer 

o Testing of engine generator (providing emergency power)  

o Mechanical system:  rooftop fans and air handlers  

Noise sources as listed above are shown in the school site plan, attached.   
 
Note:  Chiller equipment providing cooling to the rooftop systems will not take the form of a 
stand-alone air cooled chiller, sitting on ground level.  Chillers are often a source of noise 
complaint by residents adjacent to schools.  Cooling will, instead, be provided internally by 
compressors in each of the rooftop air handlers. 

Traffic & Vehicle Noise 

Noise levels from vehicle traffic will remain unchanged.  The number of vehicles accessing the 
school site (vehicles per hour) and their operation speeds will be the same as current 
conditions.  Parking areas will be relocated relative to the current school parking area.  School 
bus operations will take place in the same manner as the current bus use of the site.  Since the 
primary source of vehicle noise is the arrival and departure of school buses, any change in 
traffic noise exposure during the school day at neighboring residences will be insignificant (i. e. 
less than 1 or 2 dB difference).   

Play Area Noise 

The siting of new play areas will be essentially at the same locations as existing play areas, 
relative to the neighborhood.  The ballfield will shift approximately 250 feet west, with no 
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significant change in sound path exposure to the near-by residences.  No change in sound level 
from ballfield activity is anticipated. 

Trash Compactor Noise 

The school will be utilizing a trash compactor to reduce the size of waste storage, rather than 
handling school waste and school recycling by means of truck transfer from storage containers.  
The use of a compactor will also reduce the number of visits required by waste and recycling 
services.   

Noise ratings for the compactor, as provided by the manufacturer, are as follows: 

 on-axis 75 to 77 dBA 
 left & right  75 to 78 
 panel end  76 to 77 

All distances are at 5 feet from the actuator power source (data provided by Marathon 
Equipment).   

Predictions of operational noise at residences nearest to the compactor were carried out using 
the worst case of on-axis noise at 78 dBA as the source level.  Prediction results: 

 South @ 135 ft 39  dBA   noise is obstructed by service area wall 
 SW @ 210 ft 43  dBA   in line of sight 

Refer to the noise source site plan, with sound paths and distances shown (attached). 

Results of Analysis:  Maximum allowable sound levels at the nearest residence will not be 
exceeded, neither during normal operating hours (7:00am – 10:00pm) nor during nighttime 
hours when the City noise limit is stricter (50 dBA).   

PGE Power Transformer Noise 

The largest outdoor electric power transformers provided by the electric utility (PGE) are rated 
at 60 dBA.  Which size and model to be installed by PGE is not known, but is expected to be 
smaller than 1500 kVA.  A large transformer of this size is slightly louder than the smaller utility 
sizing options, and is sound rated at  60 dB, which then can be considered as the likely upper 
noise level for the transformer.  At this sound level, the transformer should be located at least 
75 feet from any home to assure sound levels are below the nighttime limit of 50 dBA. 

Results of Analysis:  In the current design, the transformer is located 135 feet north of the 
nearest residence on Park Street, which is a compliant condition at this and all other more 
distant residences, for a 60 dB rated transformer. 

Emergency Power Engine Generator 

The Cummins model 60DSFAD planned for the school is sound rated by the manufacturer, 
when provided in an acoustical-upgraded weather enclosure, as follows: 

 average @ 7 m. 79 dBA 
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Engine noise sources are primarily the muffler exhaust, engine radiator fan, combustion air 
inlet, and engine casing (cylinders & crankcase).  If tested for the usual engine exercise time of 
30 minutes, the generator must not exceed 55 dBA at the nearest residences.  

The new generator will be located in service yard enclosure at the west side of the school 
building.  The generator will likely be tested monthly, but no more often than weekly.   

Generator sound paths will be obstructed on the north, east, and south sides by the building 
structure.  The west side will be closed with a louvered gate and fence.  Given this location, and 
the sound attenuating package for the generator, the expected noise levels at the nearest 
residences are as follows: 

 West @ 425 ft (nearest residence) 49   partially shielded by louvered gate 
 SW @ 210 ft 53   nearest receiver via louvered gate 
 South @ 135 ft (obscured by wall) 45   fully obstructed by service yard wall 

Based upon BRC measurements of engine generators, the lowest sound levels are emitted by 
the engine enclosure from the long sides, with higher sound levels on the air inlet and radiator 
fan ends of the generator (the narrow width sides).  Noise on the quieter sides reduces the 
radiated sound below the average reported by the manufacturer (79 dBA).   

Results of Analysis:  Noise of engine testing is expected to meet the 55 dBA limit (for 30 minute 
duration of engine operation).  To do so, the generator enclosure as specified will include a 
manufacturer’s F172 “Quiet Site II First Stage” silencing package.  The package includes a higher 
sound-attenuating muffler, air inlet and discharge silencers, and heavier casing of the 
enclosure. 

Mechanical Systems 

Mechanical system equipment noise ratings were determined based upon the mechanical 
engineer’s Schematic Design for the school, including heating/ventilating/air-conditioning 
equipment (HVAC) at rooftop locations and exhaust fans for the kitchen and restrooms: 

Noise performance, as supplied by HVAC manufacturers, is provided in Appendix B, and is 
based upon the current sizing and type of equipment selected by the mechanical engineer. 

Tabulated noise ratings for the mechanical equipment (in Appendix B) are given in sound power 
values, which can be converted to sound pressure levels, in dBA, at a given (or known) 
measurement distance.  Predicted sound levels (sound pressure) are reduced (weakened) as (a) 
receiver distances increase, (b) line of sight to the equipment is obstructed by parapet walls, or 
equipment “wells” at roof top locations, and as (c) landform topography and landscape plant 
cover intervenes in the source to receiver sound path (minor noise reduction effect for plant 
cover). 

Given these variables, the preliminary noise levels as received at the nearest residences, to the 
south and west, across Park Street, are as follows: 

 25,000 cfm air handlers 48 dBA  including sound barrier (parapet or screen wall) 
 10,000 cfm air handlers 42 dBA        “            “     “      
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 Kitchen exhaust fans 41 dBA         “            “     “      (well, or screen wall) 
 Gym HRU 43 dBA  without sound barrier 
 Building exhaust fans 43 dBA  without sound barrier 
 

All rooftop mechanical equipment, when operated simultaneously, will produce a total noise 
level summed by logarithm analysis (see Appendix A, at paragraph “Decibels”).   

The highest possible noise level, combining rooftop air handlers and exhaust fan noise sources, 
is 51 dBA (nearest air handler at 145 feet).  The actual sound level will be significantly lower, 
since each of the equipment noise sources is farther from the residences than the nearest (at 
145 feet).  See the Site Plan, attached. 

Results of Analysis:  Mechanical equipment operates steadily during the school hours, and 
complies with the City’s noise limit of 55 dBA for daytime hours.   At night, most mechanical 
system equipment will be shut down, and will be maintaining lower temperatures.  Estimated 
noise levels for the night condition are 44 to 46 dBA (rooftop air handlers operating 
intermittently, exhaust fans off).   

 

 

Attachments 

Site Plan:  Noise source locations 

Appendix A:  Acoustical Terms and Definitions 

Appendix B:  HVAC Equipment—noise ratings 

 



 

Noise Sources:  

A:  PGE transformer 

B:  Trash compactor 

C:  Emergency generator 

D:  Mechanical rooftop equipment 

D2:  Heat recovery unit 
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Appendix A:   Acoustical Terms and Definitions 

 
Summary -- Decibels and Loudness Differences 

Noise levels referred to in noise ordinances and noise measurements are expressed in decibels 
“dB,” which are, in turn, weighted to conform with the normal sensitivity of the human ear.  
Measurement when weighted, the standard practice in acoustics, are referred to as A-weighted 
sound level, abbreviated “dBA.”   

A noise level at 60 dBA, for example, is about equally as loud as a normal conversation, but 
nevertheless strongly affects talking and listening, and is considered very annoying in otherwise 
quiet outdoor environments.  A major highway at  a distance of 100 feet measures about 75 to 
80 dBA, nearly drowning out conversation.   

Noise levels which differ by less than 3 dB are difficult to distinguish in loudness.  A 5 dB 
increase is significantly louder, and a 10 dB difference when comparing two continuous noise 
sources is twice as loud. 

Decibels   

The decibel scale is universally applied in the measurement of sound pressure levels and is 
abbreviated as “dB.”  The decibel is a logarithmic function of the acoustic energy, a 
measurement scale for sound which is not directly proportional to the loudness of a noise or 
sound source.  With a linear measuring scale, a sound source rated at 40 would be measured at 
80 for two equally-loud sources.  Because of the logarithmic scale, however, sound levels 
cannot be added using simple arithmetic.  Nor does the ear hear two equal sounds as twice as 
loud.  As a result, using decibels, two equal sound sources at 40 dB add together to a 43 dB 
combined sound level, using the 3 dB rule for each doubling of acoustical energy.  The same 
result applies to A-weighted decibel sound levels. 

Typical Decibel Sound Levels   

Commonly-occurring distant noise sources have levels ranging from 30 dBA in quiet rural areas, 
to about 45 dBA in suburban areas, on up to 85 to 90 dBA when adjacent to power saws, chain 
saws, or un-muffled lawn mower engines.  Urban street traffic noise ranges from 65 to 75 dBA, 
and is very unsteady in character, due to passage of louder vehicles, which can increase noise 
levels (briefly) to 80 dBA or more.  At the middle of the range of sound levels is speech:  
conversational speech levels vary with time and with vocal emphasis, typically varying from 50 
to 65 dBA.  A final example:  At locations across the street from active construction sites, noise 
levels can, at times, exceed 85 to 90 dBA, although average construction noise is normally 10 to 
20 dB less. 

A-weighted Decibels   

Noise levels are usually measured in A-weighted decibels, abbreviated “dBA.”  Noise 
measurements indicated with the abbreviation “dB” are not A-weighted, unless indicated 
otherwise.  Application of A-weighting is the standard adjustment method for sound 
measurements and is used to compensate for the varying sensitivity of human hearing to high 
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versus low pitched sounds (drums versus piccolos).  The ear’s weighting, and the sound level 
meter’s, is applied to each of many sound components comprising the sound spectrum (see the 
definition of sound spectrum).   

When summed together, the weighted spectrum components comprise the total or overall 
sound level.  The sound level weighting mimics diminished human sensitivity to low frequency 
components of noise sources, sounds characterized as rumbling or humming in nature.  For 
example, the human ear evaluates an 80 dB shrill whistle as quite loud, while an electrical 
system hum at the same measured 80 dB level (unweighted) is perceived to be less than one-
third as loud. 

Loudness   

The loudness of sound is not linear in response to changes in decibel levels.  That is, a 20% 
increase in decibel level is not 20% louder.  A sound or noise at 50 dBA is 100% louder (twice as 
loud) when increasing to 60 dBA, which arithmetically is only 20% larger in value (60 dBA is 20% 
more than 50 dBA as measured on the sound meter).  Since an increase of at least 10 dB is 
needed to cause an approximate doubling of judged loudness, then conversely a 10 dB 
decrease is perceived as half as loud.  Going from 50 to 60 dBA is judged to be twice as loud, 
and therefore a 70 dBA noise level is four times louder than a 50 dBA steady noise source 
(doubling twice). 

The smallest distinctly noticeable increase in sound level is approximately 3 dB, which 
represents a doubling of the sound wave energy, but does not correspond to a doubling of the 
perceived change in loudness.   

Sound Spectrum (in dB) and Sound Wave Frequency (Hz) 

Sound or noise consists of a mix of pressure waves traveling in air.  Each component of the 
sound has its own rate of oscillation, the more rapid the oscillation the higher the frequency.  
Sound wave frequency is roughly equivalent to pitch in music.  Sound at 250 cycles per second 
(measured as Hertz, abbreviated as Hz) is equivalent to the musical pitch of middle C.   The 
spectrum of a particular sound is the specific mix of all its component frequencies or pitches.  A 
sound with strong components at high frequencies has a “brighter” quality compared with the 
same sound source with reduced high frequencies in its mix, which is heard as duller or 
muffled.  An example is the muffled sound of a voice heard through a closed door.   

Noise Criteria (NC)  

Noise Criteria are single number noise ratings of the spectrum of noise measured in rooms, 
applied most commonly to noise from ducted supply and return air flow and fans, i.e. the 
operation of mechanical systems serving a room, or by noise from the mechanical unit adjacent 
to an occupied room.  NC levels for rooms can be predicted using standardized calculations 
(ASHRAE) or by using other predictive procedures.  The higher the NC rating, the noisier or 
more annoying the background noise of the mechanical system.  Measured NC values run 
anywhere from about 3 to 7 points lower than the A-weighted decibel sound level.  However, 
unlike the measured decibel sound pressure level, the NC rating penalizes mechanical systems 
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for any peaks in the room’s noise spectrum, thereby arriving at a more accurate assessment of 
noise annoyance or noise distraction relative to the NC rating for noise which has no tonal or 
rumble peaks in its spectrum. 

Spectrum Analysis 

Spectrum analysis is used to extract individual noise components from the overall measured 
noise level.  Often the spectral components are no louder than the average noise level, but are 
easily detectable by the human ear due to their identifiable character, and are considered the 
primary cause of noise annoyance.  Examples are the hum of transformers and whine from 
pumps.   

Each component of noise is measured in a series of consecutive frequency bands.  The bands 
may be linearly spaced or, more often, the bands are based on a doubling of frequencies, 
known as octave bands.  The frequency of a band component is analogous to the pitch of a 
musical note.  For example, the 250 Hertz (Hz) band is centered at the frequency of middle C 
and the 125 Hz band is one octave lower than middle C.  Third octave band analysis (1/3 octave) 
further divides the sound components for finer detail in the spectral picture.  When all 
frequency component decibel levels are summed together, using logarithmic addition rules, the 
total is equal to the overall noise level. 
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Appendix B:   HVAC Equipment—noise ratings 

 

2 x  25,000 cfm air handlers: 

 
 
2 x 10,000 cfm air handlers 

 
 
Gym HRU (heat recovery unit) 

 
 
MAU for kitchen (make-up air system) 

 
 
3 x Kitchen exhaust fans: 

 
 
 
 
 

3 x exhaust fans: 

 
 
Note:  The HVAC equipment ratings were provided during Schematic Design phase of the 
project, with final selection to be determined at completion of the mechanical system design. 
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Designer’s Certification and Statement 

“I hereby certify that this Stormwater Management Report for the Sunset Primary School project has been 

prepared by me or under my supervision and meets minimum standards of the City of West Linn and 

normal standards of engineering practice.  I hereby acknowledge and agree that the jurisdiction does not 

and will not assume liability for the sufficiency, suitability, or performance of drainage facilities designed by 

me.” 

Mark Wharry, PE 
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STORMWATER DRAINAGE REPORT 

I. Project Overview and Description 

The Sunset Primary School project is located at 2531 Oxford St. West Linn, Oregon. Currently, the site is 

occupied by the existing Sunset Primary school, baseball field, playground equipment and wooded area. 

The proposed project site is bound to the South by Oxford Street, Park Street, and Bittner Street, to the 

West by adjacent property, and to the North and East by woods (see Figure 1 – Vicinity Map).  Currently, 

stormwater runoff from the project site is served by catch basins and surface runoff to public storm system 

on Exeter Street and Park Street. 

 

The proposed project is an entire replacement of the Sunset Primary school building, asphalt parking lots, 

sidewalks, landscape, plays areas, and sports fields.  All of this redevelopment will require stormwater 

treatment and detention.  We propose one, adequately sized stormwater facility in order to meet City of 

West Linn Design Standards Section 2 Storm Drain requirements. The drainage area for the total project 

area is approximately 4.8 acres.  In addition to the on-site improvements, the City of West Linn is requiring 

public utility and street improvements.    

 

II.  Methodology 

 

The City of West Linn Design Standards requires all new construction to mitigate the impact of the new 

impervious areas in vegetated stormwater facilities.  To check for the feasibility of on-site infiltration, the 

geotechnical engineer was directed to perform on-site infiltration tests for the site.  While the test results 

confirmed that 100% on-site infiltration is not possible, partial infiltration should be obtained by locating 

the facility in the vicinity of the better performing test pits.  The City of West Linn Design Standards 

references City of Portland Stormwater Management Manual (SWMM) requirements for treatment of the 

“pollution reduction” rain event. This is achieved by the Presumptive Approach Calculation (PAC).  The 

West Linn Design Standards for Flow Control state that the “post development discharge rate for the 2, 5, 

10, and 25 year events shall be that of the pre-development discharge rate.” The following design option is 

proposed: 

 

The proposed project will create impervious areas that will require a stormwater facility to treat and detain 

the runoff produced (see Figure 2 - Basin Map). A single stormwater pond will be used for water quality.  

Above this initial elevation, an orifice control structure will reside inside a flow control manhole to provide 

the required detention. 

 

This project is analyzed as one basin based on proposed grades to convey all on-site stormwater to the rain 

garden in the South East corner of the site. Water Quality will be calculated using the City of Portland 

Presumptive Approach Calculator (PAC) and Water Quantity is evaluated using AutoDesk Storm and 

Sanitary Analysis 2016.  
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III.  Analysis 

The hydrologic and hydraulic analyses were generated from a variety of sources including existing maps, 

field data, computer programs, standards, and reference manuals. 

 

The hydraulic analyses were performed in accordance with City of West Linn Design Manual using the SBUH 

method with a 24-hour NRCS Type 1A synthetic rainfall distribution. The calculations were executed with 

the computer program AutoDesk Storm and Sanitary Analysis 2016 and City of Portland’s PAC Calculator. 

These methods were used to determine peak flows, pipe conveyance, facility sizing, and orifice flow 

control.   

 

The total impervious areas for the site are approximately 2.98 acres. The project is analyzed as 1 basin as 

detailed in Table 1A and peak flows shown in Table 1B (see also Figure 2 – Basin Map). This project will 

treat stormwater in a rain garden and be flow controlled to new public storm main on Bittner Street (see 

storm plans).  

 

Basin 

ID 

Description Area C value 

(for 

impervious 

areas only) 

Intensity Pollution 

Reduction 

(acres) (in/hr) (CFS) 

1 TOTAL AREA 2.98 0.98 0.19 0.54 

 TOTALS 2.98    

Table 1A: Proposed Drainage Basin Area 

 

Peak Flow Rate (cfs), ToC = 5 min 

Basin ID 2-year 5-year 10-year 25-year 

1 1.85 2.25 2.66 3.07 
*Peak flows are from PAC and based on impervious areas only (see Appendix B). 

Table 1B: Proposed Drainage Basin Peak Flow Rate Breakdown 

 

 

The 24-hour rainfall depths used in this study were obtained from the City of West Linn Surface Water 

Management Plan. 

 

Design 

Storm 

24 Hour Rainfall 

(inches) 

2-year 2.5 

5-year 3.0 

10-year 3.4 

25-year 3.9 

100-year 4.5 

Table 2: 24-Hour Rainfall Depths (Source: City of West Linn Surface Water Management Plan) 
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Stormwater runoff is treated by use of a vegetated stormwater pond. This project proposes pollution 

reduction of all proposed impervious surfaces. The proposed pond has been designed using the City of 

Portland Presumptive Approach Calculator (See Appendix A). 

 

Pond ID Facility Bottom Area 

 

(SF) 

Side Slope 25-year flow 

 

(cfs) 

Pollution 

Reduction 

Flow (cfs) 

1   2141 3:1 2.968 0.54 

 

 

Carlson Geotechnical infiltration testing results 

Infiltration 

Test Pit 

Infiltration  

Result 

(inches/hour) 

IT-1 3 

IT-2 1 

IT-3 11 

IT-4 0 

IT-5 3 

IT-6 12 

 

Since the exact rate of infiltration testing cannot accurately be determined without in-situ testing, we have 

conservatively estimated a ground disposal rate of three inches per hour.  We then applied a Factor of 

Safety (FOS) of 2 to create the design infiltration rate of 1.5 inches per hour.  This rate is incorporated into 

the water quality PAC calculation as well as the orifice controlled detention calculations. 

 

IV.  Conveyance 

All of the components of the storm system are sized to convey the 10-year design storm (Rational Method) 

per the City of West Linn Design Manual, which references City of Portland Sewer and Drainage Facilities 

Design Manual, Table 6.1 requirements. Below outlines the methods used for sizing flows and comparing 

pipe capacity: 
 

 Basin component  Method of Calculation   Reference Code_____ 

 Basin Flow  Rational Method   Table 6.1, SDFDM* 

 Pipe Capacity  Manning’s SRA
n

Q 3
2

*
49.1=  Equation 8.2, SDFDM* 

* = City of Portland Sewer and Drainage Facilities Design Manual (revised June 2007) 

 

For pipes that have less than 3 feet of cover, ductile iron will be used in lieu of PVC.  

 

Below is the information used for the conveyance calculations: 

• The precipitation for the 10-year storm is 2.86 in/hr per City of Portland SDFDM Table 6.11.  
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• The “c” value for pavement/roofs is 0.98 and the “c” value for landscaped areas is 0.25.  
• The minimum time of concentration is 5 minutes. 

 

 

 

V.  Conclusions 
Based on the compliance with the City of West Linn Storm Water Management Manual, City of West Linn 
Design Standards, City of Portland SWMM, feasibility, and proper engineering techniques, the stormwater 
runoff for The Sunset Primary School Project will be effectively managed. A single stormwater pond will be 
used for water quality and water quantity.  The pond will have a total volume of 9,230 cubic feet of storage 
above the water quality requirement.  This determination is supported by the PAC and SSA calculations.  A 
conservative infiltration design rate was used for the calculations and design considerations.  If higher rates 
are available, then higher performance and capacity of this pond will be achieved.  The proposed pond 
discharge rates are controlled to the code required pre-development rates, and are substantially lower 
than the current school discharge rates.  No downstream impacts are anticipated. 
 
 
 
 

Development Condition 5 YEAR 
Qmax 
(cfs) 

10 YEAR 
Qmax 
(cfs) 

25 YEAR 
Qmax 
(cfs) 

100 YEAR 
Qmax 
(cfs) 

Lewis and Clark Pre-Development 0.90 1.21 1.63 2.16 
Existing School Development 1.67 1.96 2.26 2.61 

Proposed Development 
(un-detained) 

1.88 2.41 2.74 3.17 

Proposed Pond Discharge 
(detention) 

0.77 1.01 1.31 2.26 
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Calculation Spreadsheet:

Summary

Appendix B

Sunset Primary School

KPFF Job #: 315087

Designer: AC

Check Engineer: MJ

ASSUMPTIONS

TR-55 Method Assumptions:

(used for water quality and detention sizing) 

2.5 in/24-hours

5-year Storm Event = 3.0 in/24-hours

3.4 in/24-hours

3.9 in/24-hours

Roughness Coefficient = 0.013

Curve Number (CN):

Impervious Area = 98 Impervious 

Pervious Area = 74

Rational Method Assumptions:

(used for conveyance pipe sizing) 

Rainfall Intensity ( I )

25-year Storm Event  = 3.9 in/hr

Runoff Coefficient ( C )

Impervious Area = 0.9

Pervious Area = 0.25

Per ODOT Hydraulics 

Manual, Ch 7, Appendix 

Per ODOT Hydraulics 

Manual, Ch 7, Appendix 

Type C Soils:Good 

Per 2006 City of West 

Linn Surface Water 

Management Plan
25-year Storm Event=

2-year Storm Event =

10-year Storm Event=

Per Technical Release 

Table 2-2a

Updated 12/22/2015 1



Calculation Spreadsheet:

Summary

Appendix B

Sunset Primary School

KPFF Job #: 315087

Designer: AC

Check Engineer: MJ

Detention Facility Design

Bottom of Detention Facility modeled at bottom elevation = 0.00-ft

Facility is a Flat Bottom amoeba shape with 3:1 side slopes

crest max Crown 

Pre Developed Q Post Developed Qh (ft) depth (ft) IE IE

WQ

2yr 0.55 2yr 0.50 0.50 1.35 4.5 0.50 0.88

5yr 0.90 5yr 0.77 1.35 1.69 4 1.35 1.68

10yr 1.21 10yr 1.01 1.70 1.93 3 1.70 1.95

25yr 1.63 25yr 1.31 1.95 2.23 3 1.95 2.20

100yr 2.16 100yr 2.26 2.25 8

orifice 

size (in)

Updated 12/22/2015 2



Catchment DataPresumptive Approach Calculator ver. 1.2

Catchment ID:

Project Name: Date: 

Project Address: Permit Number:

Designer: 

Company:

Andrew Chung

KPFF

1

12/15/15

0

Sunset Primary School

Run Time: 12/15/2015 11:02:25 AM12/15/2015 11:02:25 AM

Drainage Catchment Information
Catchment ID 1

Impervious Area 128,000 SF Catchment Area Exceeds 1 Acre

Impervious Area 2.94 ac

Impervious Area Curve Number, CNimp 98

Time of Concentration, Tc, minutes 5 min.

Site Soils & Infiltration Testing Data
Infiltration Testing Procedure:

Native Soil Field Tested Infiltration Rate (Itest): 3 in/hr

Yes

Correction Factor Component

CFtest (ranges from 1 to 3) 2

Design Infiltration Rates

Idsgn for Native (Itest / CFtest): 1.50 in/hr

Idsgn for Imported Growing Medium: 2.00 in/hr

Bottom of Facility Meets Required Separation From 

High Groundwater Per BES SWMM Section 1.4:

Open Pit Falling Head

Catchment Area

-0.5000

0.0000

0.5000

1.0000

1.5000

2.0000

2.5000

3.0000

3.5000

0

1
2
0

2
4
0

3
6
0

4
8
0

6
0
0

7
2
0

8
4
0

9
6
0

1
0
8

0

1
2
0

0

1
3
2

0

1
4
4

0

F
lo

w
 (

c
fs

)

Time (min.)

SBUH Results

PR

2-yr

5-yr

10-yr

25-yr

Volume
(cf)

Peak Rate 
(cfs)

Execute SBUH 

0.5280.528

1.8071.807

2.2072.207

2.6052.605

3.0023.002

66886688

2316123161

2846628466

3377933779

3909739097

Printed: 12/15/2015 11:02 AM



Facility Design Data

12/15/2015

Presumptive Approach Calculator ver. 1.2 Catchment ID: 1

Project Name: Sunset Primary School Catchment ID: 1 Date:

Instructions:

Catchment facility will meet Hierarchy Category: 3

Goal Summary:

Facility Type = 

Facility Shape: Facility Configuration: A 3

Calculation Guide

Max. Rock Stor.

DATA FOR ABOVE GRADE STORAGE COMPONENT BELOW GRADE STORAGE Bottom Area

Facility Bottom Area = 2,141 sf Rock Storage Bottom Area = 2,809 sf 3,032 SF

Bottom Perimeter Length = 297.0 ft Rock Storage Depth = 0 in

Facility Side Slope = 3 to 1 Rock Void Ratio = 0.3 * - Refer to PAC Swale Worksheet

Storage Depth 1 = 6 in Storage Depth 3 = 0 in

Growing Medium Depth = 18 in

Freeboard Depth = 12 in

Surface Capacity at Depth 1 = 1,293 cf Rock Storage Capacity = 0 cf

Infiltration Area at 75% Depth1 = 2,809 SF

GM Design Infiltration Rate = 2.00 in/hr Native Design Infiltration Rate = 1.50 in/hr

Infiltration Capacity = 0.130 cfs Infiltration Capacity = 0.098 cfs Native Infiltration Rate Used in PAC

RESULTS

Overflow 

Volume
Pollution 

Reduction PASS 0 CF 94% Surf. Cap. Used

Output File

2-yr 5-yr 10-yr 25-yr

Peak cfs 1.710 2.110 2.508 2.904

FACILITY FACTS

3,478 SF

0.027

5. Complete data entry for all highlighted cells.

12/15/2015

2. Select Facility Type.

3. Identify facility shape of surface facility to more accurately estimate surface volume, except for Swales

4. Select type of facility configuration.

1. Identify which Stormwater Hierarchy Category the facility.

    and sloped planters that use the PAC Sloped Facility Worksheet to enter data.

Amoeba

Total Facility Area Including Freeboard =

Sizing Ratio (Total Facility Area / Catchment Area) =

Basin

Refer to Sloped Facility
Worksheet and enter
Variable Parameters

Run Time:

Run PAC

12/15/2015 11:02:25 AM12/15/2015 11:02:25 AM

Printed: 12/15/2015 11:03 AM



Stormwater Peak Flow Rates and Volumes

PRE 2 YR STORM



Stormwater Peak Flow Rates and Volumes

POST 2 YR STORM
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Appendix B 

Infiltration Testing Results by GRI 

Geotechnical Report Prepared by GRI 
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Operations & Maintenance Report 
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PRELIMINARY  Operation and 

Maintenance Plan 
Sunset Primary School 
Prepared for: West Linn Wilsonville School District 

Prepared by: Andrew Chung, Matt Johnson 

Project Engineer: Mark Wharry PE 

January 2016  |  KPFF Project #315087 
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KPFF’S COMMITMENT TO SUSTAINABILITY 

As a member of the US Green Building Council, 

a sustaining member of Oregon Natural Step, 

and a member of the Sustainable Products 

Purchasers Coalition, KPFF is committed to the 

practice of sustainable design and the use of 

sustainable materials in our work.   

 

When hardcopy reports are provided by KPFF, 

they are prepared using recycled and recyclable 

materials, reflecting KPFF’s commitment to 

using sustainable practices and methods in all 

of our products. 
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STORMWATER OPERATIONS & MAINTENANCE PLAN 

I. Description 

The Sunset Primary School project is located at 2531 Oxford St. West Linn, Oregon. Currently, the site is 

occupied by the existing Sunset Primary school, baseball field, playground equipment and wooded area. 

The proposed project site is bound to the South by Oxford Street, Park Street, and Bittner Street, to the 

West by adjacent property, and to the North and East by woods (see Figure 1 – Vicinity Map).  Currently, 

stormwater runoff from the project site is served by catch basins and surface runoff to public storm system 

on Exeter Street and Park Street. 

 

The proposed project is an entire replacement of the Sunset Primary school building, asphalt parking lots, 

sidewalks, landscape, plays areas, and sports fields.  All of this redevelopment will require stormwater 

treatment and detention.  We propose one, adequately sized stormwater facility in order to meet City of 

West Linn Design Standards Section 2 Storm Drain requirements. The drainage area for the total project 

area is approximately 4.8 acres.  In addition to the on-site improvements, the City of West Linn is requiring 

public utility and street improvements.    

 

Water quality facilities used on property (see Storm Plans for location): 

• Planters: A vegetated landscaped reservoir used to collect, filter, and infiltrate stormwater.  The 

stormwater is treated as it percolates through the vegetation, growing medium, and gravel.  Each 

has an open bottom, allowing for infiltration into the native soil to occur.  It will have an overflow 

pipe that will discharge into the drywell system.   

• Piped Storm System: The piped storm system consists of all underground pipes and structures that 

connect the roof drains, drywells, overflows, and rain gardens. 

• Rain Garden: An engineered planter that filters pollutants out of stormwater as it passes through 

engineered growing medium prior to infiltration.  The rain garden contains an overflow inlet 

structure that conveys excess stormwater from large rain events to public storm system and rip rap 

protection at inlets to prevent erosion and damage to the planter soil and vegetation. 

• Trapped Catch Basin: A 24-inch square basin that collects stormwater runoff, traps debris, and 

conveys runoff into the stormwater system. 

• Overflow Inlet: A vertical pipe with a grate over it that allows stormwater from large rain events to 

enter the downstream storm system.  The grate prevents debris and rodents from entering the 

piped storm system. 

• Sedimentation Manhole: A manhole with a sump to collect sediment and a down-turned elbow to 

prevent floatables from entering the piped system.  This structure prevents debris and sediment 

from entering the drywell manholes. 

II.  Schedule 

Each part of the system shall be inspected and maintained quarterly within the first two years.  After two 

years, all facilities should be inspected twice a year.  All facilities should be inspected 48 hours after each 

major storm event. For this O&M Plan, a major storm event is defined as 1 inch of rain or more in 24 hours. 

All components of the storm system as described above must be inspected and maintained frequently or 

they will cease to function effectively. The facility owner shall keep a log, recording all inspection dates, 
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observations, and maintenance activities. Receipts shall be saved when maintenance is performed and 

there is record of expense. 

III. Inspection and Maintenance Procedures 

The following items shall be inspected and maintained as stated: 

 

Piped Storm System 

• Sediment shall be removed biannually. 

• Debris shall be removed from inlets and outlets quarterly. 

• Quarterly inspection for clogging shall be performed. 

• Grates shall be tamper proof. 

 

Source Control measures prevent pollutants from mixing with stormwater. Typical non-structural control 

measures include raking and removing leaves, street sweeping, vacuum sweeping, and limited and 

controlled application of pesticides, herbicides, and fertilizers. 

• Source control measures shall be inspected and maintained quarterly. 

• Signage shall be maintained. 

 

Spill Prevention measures shall be exercised when handling substances that can contaminate stormwater. 

Virtually all sites, including residential and commercial, present dangers from spills. It is important to 

exercise caution when handling substances that can contaminate stormwater. Activities that pose the 

chance of hazardous material spills shall not take place near collection facilities. 

• The proper authority and the property owner shall be contacted immediately if a spill is observed. 

• A spill kit shall be kept near spill-prone operations and refreshed annually. 

• Employees shall be trained on spill control measures. 

• Shut-off valves shall be tested quarterly. 

• Releases of pollutants shall be corrected within 12 hours.  

 

Insects and Rodents shall not be harbored in any part of the storm system. 

• Pest control measures shall be taken when insects/rodents are found to be present. Standing water 

and food sources shall be prevented. 

• If sprays are considered, a mosquito larvicide such as Bacillus thurendensis or Altoside formulations 

can be applied only if absolutely necessary and shall not be used where it will enter groundwater or 

come into contact with any standing water. Sprays shall be applied only by licensed individuals or 

contractors. 

• Holes in the ground located in and around the storm system shall be filled. 

• Outfalls draining into vegetated swales shall be inspected and cleaned regularly to ensure no rodent 

activity, which can clog or decrease the efficiency of the storm system. 

 

Access shall be maintained for all facilities so operations and maintenance can be performed as regularly 

scheduled. 

• Existing drywells shall be raised with a locking manhole cover to ensure access. 

IV. Financial Responsibilities 
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The facility is to be maintained by West Linn Wilsonville School DIstrict. The preparer has worked closely 

with personnel to design a system that can be easily maintained by maintenance staff. 

 

The West Linn Wilsonville School District Facilities Manager is. 

 

A copy of the O&M Plan shall be provided to the property owner. 
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Inspection Log 
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Providence Newberg Parking Expansion 

Inspection and Maintenance Log 

 

Date Facility Performed 

by 

Work performed Details 

     

     

     

     

     

     

     

     

OHSU KNIGHT CANCER RESEARCH BUILDING
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