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Land Use Application for a  
Partition, Water Resource Area Permit, Flood 
Management Area Permit, and Tualatin River 
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I. Executive Summary  
This application involves a two-parcel partition of Tax Lot 4001 of Clackamas County Assessor’s Map 3-1E-
02BC. This partition is possible due to the City’s recent approval of a property line adjustment between 
Tax Lots 3800 and 4001 (West Linn Planning File No. LLA-17-02).  The partition has been designed to 
minimize impacts to mapped Water Resource Areas (WRAs), Habitat Conservation Areas (HCAs), and 
Flood Management Areas (FMAs), that lie in the vicinity of the site.  This application includes the City 
application forms, written materials, and the preliminary plans necessary to demonstrate compliance with 
the applicable approval criteria. The evidence is substantial and supports the City’s approval of the 
application.  
 

II. Site Description/Setting 

Tax Lot 4001 is located near West Linn’s southern boundary, north of the Tualatin River and immediately 
east and south of the southernmost terminus of Evah Lane. The site is currently improved with a single-
family residence, paved access, a sanitary sewer main, and has been disturbed from previous grading 
work. 

While much of the land in the nearby vicinity has been subdivided, there are a few properties large enough 
to be subdivided under the existing standards of the City’s R-10 zoning district.  Due to the existing pattern 
of development and topographical complexity, the street and sidewalk network in this part of the City is 
relatively disjointed. 

According to the City’s GIS, the City’s Flood Management Area (FMA) boundary, and other resource areas 
associated with the Tualatin River to the south, occupy approximately the southern 30-50 percent of Tax 
Lot 4001. 

III. Applicable Review Criteria 
 

CITY OF WEST LINN COMMUNITY DEVELOPMENT CODE 

 Chapter 11 - SINGLE-FAMILY RESIDENTIAL DETACHED, R-10 

11.030 Permitted Uses 

The following are uses permitted outright in this zoning district 

1. Single-family detached residential unit. 

2. Community recreation. 

3. Family day care. 

4. Residential home. 

5. Utilities, minor. 

6. Transportation facilities (Type I). 

7. Manufactured home. 

Response: This application does not include a request to construct homes, but the Applicant 
anticipates that a new detached single-family residence will be built on Parcel 2. The City 
will confirm that the proposed structures are permitted in the R-10 Zone at time of 
building permit submittal. The criterion can be met. 
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11.070 Dimensional Requirements, Uses Permitted Outright And Uses Permitted Under 
Prescribed Conditions 

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

1. The minimum lot size shall be 10,000 square feet for a single-family detached unit. 

2. The minimum front lot line length or the minimum lot width at the front lot line shall 
be 35 feet. 

3. The average minimum lot width shall be 50 feet. 

4. Repealed by Ord. 1622. 

Response: Exhibit A shows that both parcels satisfy the lot dimensional requirements of CDC Chapter 
85, which are addressed below. The criteria are met. 

5.  Except as specified in CDC 25.070(C)(1) through (4) for the Willamette Historic 
District, the minimum yard dimensions or minimum building setback area from the 
lot line shall be: 

a. For the front yard, 20 feet; except for steeply sloped lots where the provisions 
of CDC 41.010 shall apply. 

b. For an interior side yard, seven and one-half feet. 

c. For a side yard abutting a street, 15 feet. 

d. For a rear yard, 20 feet. 

Response: This application does not include a request to construct new homes on the subject 
property, as shown in Exhibit A, but both parcels can accommodate the setback 
requirements of the R-10 Zone. The City will ensure that new homes proposed on these 
parcels is consistent with the setback requirements at time of building permit submittal. 
The criteria can be met. 

6. The maximum building height shall be 35 feet, except for steeply sloped lots in which 
case the provisions of Chapter 41 CDC shall apply. 

7.  The maximum lot coverage shall be 35 percent. 

Response: This application does not include a request to construct new homes on the subject 
property, but the Applicant is aware of the height and lot coverage limitations in the R-10 
Zone. The City will ensure that a new home proposed on Parcel 2 meets the height and 
lot coverage requirements at time of building permit submittal. The criteria can be met. 

8. The minimum width of an accessway to a lot which does not abut a street or a flag lot 
shall be 15 feet. 

Response: Exhibit A shows that Parcel 1 will be accessed by an access easement across Parcel 2 and 
that Parcel 2 will be accessed from the south terminus of Evah Lane. The criterion is met. 

9. The floor area ratio shall be 0.45. Type I and II lands shall not be counted toward lot 
area when determining allowable floor area ratio, except that a minimum floor area 
ratio of 0.30 shall be allowed regardless of the classification of lands within the 
property. That 30 percent shall be based upon the entire property including Type I and 
II lands. Existing residences in excess of this standard may be replaced to their prior 
dimensions when damaged without the requirement that the homeowner obtain a 
non-conforming structures permit under Chapter 66 CDC. 
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10. The sidewall provisions of Chapter 43 CDC shall apply. 

Response: The Applicant is aware of the floor to area ratio and sidewall provisions in the R-10 Zone.  
The existing home on Parcel 1 does not exceed the floor to area or sidewall provisions in 
the R-10 zone and the City will ensure that a new home on Parcel 2 meets the floor to 
area ratio and sidewall requirements at time of building permit submittal. The criteria can 
be met. 

11.090  Other Applicable Development Standards 

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

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

2. Chapter 35 CDC, Temporary Structures and Uses. 

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

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

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

6. Chapter 42 CDC, Clear Vision Areas. 

7. Chapter 44 CDC, Fences. 

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

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

10. Chapter 52 CDC, Signs. 

11. Chapter 54 CDC, Landscaping. 

Response: Responses to the applicable criteria from the above-listed sections are included below. 

B. The provisions of Chapter 55 CDC, Design Review, apply to all uses except detached 
single-family dwellings, residential homes and residential facilities. 

Response: This application does not include a request to construct new homes on the subject 
property, but the Applicant anticipates that a detached single-family residence will be 
constructed on Parcel 2. The City will find that the design review provisions of Chapter 55 
do not apply during the building permit review.  The criteria do not apply. 

Chapter 27 - FLOOD MANAGEMENT AREAS 

27.020  Applicability 

A flood management area permit is required for all development in the Flood Management 
Area Overlay Zone. The standards that apply to flood management areas apply in addition 
to State or federal restrictions governing floodplains or flood hazard areas. 

Response: Exhibit A shows that the application will result in two parcels. The parcels will include a 
buildable area that does not require home construction within the Flood Management 
Area Overlay. The criteria do not apply. 

Chapter 28 - WILLAMETTE AND TUALATIN RIVER PROTECTION 

28.030  Applicability 



 

Evah Lane 2-Parcel Partition – City of West Linn January 2018 
Land Use Application Page 5 

A. The Willamette and Tualatin River Protection Area is an overlay zone. The zone 
boundaries are identified on the City’s zoning map, and include: 

1. All land within the City of West Linn’s Willamette River Greenway Area. 

2. All land within 200 feet of the ordinary low water mark of the Tualatin River, 
and all land within the 100-year floodplain of the Tualatin River. 

3. In addition to the Willamette Greenway and Tualatin River Protection Area 
boundaries, this chapter also relies on the HCA Map to delineate where 
development should or should not occur. Specifically, the intent is to keep out 
of, or minimize disturbance of, the habitat conservation areas (HCAs). 
Therefore, if all, or any part, of a lot or parcel is in the Willamette Greenway 
and Tualatin River Protection Area boundaries, and there are HCAs on the 
lot or parcel, a Willamette and Tualatin River Protection Area permit shall be 
required unless the development proposal is exempt per CDC 28.040. 

B. At the confluence of a stream or creek with either the Tualatin or Willamette River, the 
standards of this chapter shall apply only to those portions of the lot or parcel fronting 
the river. Meanwhile, development in those portions of the property facing or adjacent 
to the stream or creek shall meet the transition, setbacks and other provisions of 
Chapter 32 CDC, Water Resource Area Protection. 

C. All uses permitted under the provisions of the underlying base zone and within the 
Willamette and Tualatin River Protection Area zone are allowed in the manner 
prescribed by the base zone subject to applying for and obtaining a permit issued 
under the provisions of this chapter unless specifically exempted per CDC 28.040. 

D. The construction of a structure in the HCA or the expansion of a structure into the 
HCA when the new intrusion is closer to the protected water feature than the pre-
existing structure. 

Response: Exhibit A shows that a portion of the site is located within the Tualatin River Protection 
Area. It also shows that no impacts to this area are anticipated as a new sanitary sewer 
lateral to serve Parcel 2 will connect with an existing sanitary sewer main located on 
Parcel 2 and outside of this resource. 

28.040  Exemptions/Uses Permitted Outright 

The following development activities do not require a permit under the provisions of this 
chapter. (Other permits may still be required.) 

(…) 

H.     Storage of equipment or material associated with uses permitted, providing that the 
storage complies with applicable provisions of this chapter. 

(…) 

O.     Routine maintenance activities such as removing dead or dying vegetation that 
constitutes a hazard to life or property, pollutants, trash, eroded material, etc. 

P.     Wetland, riparian and upland enhancement or restoration projects done with approval 
of City staff and regulatory agency personnel (e.g., ODFW, DSL). 

Q.     Temporary and minor clearing not to exceed 200 square feet for the purpose of site 
investigations and pits for preparing soil profiles; provided, that such areas are restored 
to their original condition when the investigation is complete. For wetlands, such 
clearing shall not occur within the actual wetland itself, but only within the adjacent 
wetland transition area. While such temporary and minor clearing is exempt from the 
provisions of this chapter, it is subject to all other City codes, including provisions for 
erosion control and tree removal. 
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R.     Removal of plants identified as nuisance or prohibited plants on the Metro Native 
Plant List and the planting or propagation of plants identified as native plants on the 
Metro Native Plant List. Handheld tools must be used to remove nuisance or 
prohibited plants, and after such removal all open soil areas greater than 25 square feet 
must be replanted. 

S.     In cases where the required development standards of this chapter are applied and met 
with no encroachment into HCAs, and also meeting subsections T and U of this 
section, where applicable, then no permit under the provisions of this chapter will be 
required. For example, if the proposed development or action will be located in the 
“Habitat and Impact Areas Not Designated as HCAs” and keeps out of the habitat 
conservation areas, a Willamette or Tualatin River Protection Area permit shall not be 
required. Floodplain management area or other permits may still be required. 

T.     The construction, remodeling or additions of home and accessory structures that take 
place completely within the “Habitat and Impact Areas Not Designated as HCAs” 
shall be exempt from a Willamette or Tualatin River Protection Area permit. Where 
the “Habitat and Impact Areas Not Designated as HCAs” goes to the edge of a clearly 
defined top of bank, the applicant’s home and accessory structures shall be set back 
at least 15 feet from top of bank. At-grade patios and deck areas within 30 inches of 
grade may extend to within five feet from top of bank. No overhang or cantilevering 
of structures is permitted over HCA or over setback area. If these terms are met then 
no permit will be required under this chapter. 

U.     Maintenance, alteration, expansion, repair and replacement of existing structures are 
exempt, provided impermeable surfaces do not exceed 5,000 square feet and that it 
complies with the provisions of Chapters 27 and 28 CDC. The following standards 
shall also apply: 

1.     Rebuilding of existing residential and non-residential structures within the 
same foundation lines as the original structure(s) including, but not limited 
to, those damaged or destroyed by fire or other natural hazards; or 

2.     The alteration, expansion, repair and replacement of a house or structure per 
the standards of CDC 28.110(E) not to exceed 5,000 square feet of 
impermeable surface per that section; or 

3.     The alteration, expansion, repair and replacement of a house or structure 
vertically where the applicant is adding additional floors or expanding above 
the footprint of the existing structure regardless of whether the structure’s 
footprint is in an HCA or not. 

(…) 

Y.     Installation of new and/or replacement water-permeable driveways, paths and patios 
and two-track driveways outside of HCAs. Surface area cannot exceed amount allowed 
by lot coverage standards of underlying zone. 

Z.     Accessory structures under 15 feet tall and 500 square feet located on the opposite side 
of the house or principal structure from the resource area requires only a building 
permit. 

AA.     Lands that are designated as an HCA only due to a forested canopy shall be exempted 
since trees are already protected in the municipal code and Chapters 55 and 85 CDC. 
Development of lands that are designated as HCA due to other variables such as 
wetlands, flood areas and steep slopes shall still be regulated by the provisions of this 
chapter and not exempted. 

Response: Exhibit A shows that a portion of the site is located within the Tualatin River Protection 
Area. The new parcels have been configured to accommodate a buildable footprint that 
is located outside of the Tualatin River Protection Area. A new sanitary sewer lateral for 
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Parcel 2 is planned to avoid impacts to the protection area by connecting with an existing 
sanitary sewer main located north of the protection area. 

28.050  Prohibited Uses 

The following are prohibited: 

1. Residential floating structures, also known as floating homes or houseboats. 

2. Permanent ski jumps. 

3. More than one dock with or without a boat house per riverfront lot of record, except 
City-owned tax lots 100, 200, 300, 400, and 500 of Assessor’s Map 21 East 24. 

4. The location of any dock under any water condition that prevents what would 
otherwise be historic, safe, uninterrupted water passage. 

5. Any new lawn area or garden area consisting primarily of non-native vegetation within 
HCA lands. A lawn area in the “Allowed Development” area is permitted. 

6. Planting of any species identified as nuisance or prohibited plants on the Metro Native 
Plant List. 

7. Non-permitted storage of hazardous materials as defined by the Oregon Department 
of Environmental Quality and dumping of any materials of any kind. 

8. Excessive trimming or removal of existing native vegetation within the HCA unless it 
is to reestablish native vegetation in place of non-native or invasive vegetation. 

Response: The application does not include, nor does the Applicant anticipate, any of the above-
listed prohibited uses on site. 

28.070  Planning Director Verification of Metro Habitat Protection Map Boundaries 

A.     The HCA Map is the basis for identifying and designating the habitat conservation 
areas in the City. A copy of the latest, updated HCA Map is on file at the City and is 
adopted by reference for use with this chapter. 

It is inevitable, given the large area that Metro’s HCA Map covers, that there may be 
some errors. In cases where, for example, three properties share the same contours 
and the same natural features but the map shows the middle lot with an HCA 
designation on it, it is reasonable to question the accuracy of that HCA designation. 
Using tree overstory as the sole basis for HCA designation will also allow a change in 
designation since trees are already protected in the municipal code and Chapters 55 
and 85 CDC. 

B.     The Planning Director shall verify the appropriate HCA or non-HCA designation by 
site visits or consultations with Metro or by other means. Determination is based on 
whether the Metro criteria are met or whether the Metro designation was based solely 
on tree overstory in which case a redesignation is appropriate. In cases where the 
determination is that the map is incorrect, the Planning Director will make a written 
finding of this as well as the site conditions that led to that conclusion. 

C.     Class B public notice, per Chapter 99 CDC, shall be required prior to issuance of the 
redesignation decision if it involves redesignation of the HCA boundary to allow the 
construction of, or addition to, a house. 

D.     This determination and findings shall become part of the City record and part of the 
record for any associated land use application. The Planning Director shall also 
include in the record the revised map boundary. The Planning Director’s 
determination and map revisions shall also be sent to Metro so that their map may be 
corrected as necessary. 
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E.     The Planning Director determination is appealable to the City Council per Chapter 99 
CDC. 

F.     Lands that are designated as an HCA only due to a forested overstory are exempt under 
CDC 28.040, Exemptions, since trees are already protected in the municipal code and 
Chapters 55 and 85 CDC. Similar exemptions apply to lands that exhibit no 
constraints. 

Response: The application includes a request for a redesignation of the HCA Map boundary, based 
on existing site conditions and consistent with the City’s and Metro’s process for such a 
redesignation. The Applicant’s rationale and justification for this redesignation is included 
in Exhibit D. 

28.090  Submittal Requirements: Application 

A. An application for a protection area permit shall be initiated by the property owner or 
the owner’s authorized agent. Evidence shall be provided to demonstrate that the 
applicant has the legal right to use the land above the OLW. The property owner’s 
signature is required on the application form. 

B. A prerequisite to the filing of an application is a pre-application conference at which 
time the Planning Director shall explain the provisions of this chapter and provide 
appropriate forms as set forth in CDC 99.030(B). 

C. An application for a protection area permit shall include the completed application 
and: 

1.     Narrative which addresses the approval criteria of CDC 28.110. 

2.     A site plan, with HCA boundaries shown and by low, moderate, high type 
shown (CDC 28.120). 

3.     A grading plan if applicable (CDC 28.130). 

4.     Architectural drawings if applicable (CDC 28.140). 

5.     A landscape plan if applicable (CDC 28.150). 

6.     A mitigation plan if applicable (CDC 28.160). 

One original application form must be submitted. One copy at the original scale and 
one copy reduced to 11 inches by 17 inches or smaller of all drawings and plans must 
be submitted. One copy of all other items, including the narrative, must be submitted. 
The applicant shall also submit one copy of the complete application in a digital 
format acceptable to the city. When the application submittal is determined to be 
complete, additional copies may be required as determined by the Planning Director. 

D. The applicant shall pay the requisite fees. 

E. The applicant shall be responsible for, and shall apply for, all applicable State and/or 
federal permits. 

F. The applicant shall include a map, approved or acknowledged by DSL, of the 
preference rights and authorized areas if a water surface structure is proposed. 

Response: As supported by this narrative and the accompanying exhibits, required submittal 
elements are included with this application. The Applicant also met with City Planning 
staff on October 20, 2016 to fulfill the pre-application conference requirement. These 
criteria are met. 
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28.100  Additional Submittal Information Required, Waiver Of Submittal Requirements 

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

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

Response: The Planning Director has not requested any additional information as part of this 
application. The application does not seek a waiver to any of the submittal requirements 
of this chapter. 

28.110  Approval Criteria 

No application for development on property within the protection area shall be approved 
unless the decision-making authority finds that the following standards have been met or 
can be met by conditions of approval. The development shall comply with the following 
criteria as applicable: 

A. Development: All sites. 

1. Sites shall first be reviewed using the HCA Map to determine if the site is 
buildable or what portion of the site is buildable. HCAs shall be verified by 
the Planning Director per CDC 28.070 and site visit. Also, “tree canopy only” 
HCAs shall not constitute a development limitation and may be exempted per 
CDC 28.070(A). The municipal code protection for trees and Chapters 55 and 
85 CDC tree protection shall still apply. 

Response: Exhibit D shows that the Habitat Conservation Area (HCA) is incorrectly mapped and 
should be relocated. It also shows that there is sufficient buildable area on Parcels 1 and 
2, and that Parcel 2 can accommodate future home construction that does not encroach 
into the HCA. The criterion is met. 

2. HCAs shall be avoided to the greatest degree possible and development 
activity shall instead be directed to the areas designated “Habitat and Impact 
Areas Not Designated as HCAs,” consistent with subsection (A)(3) of this 
section. 

Response: Exhibit D shows that this application includes sufficient buildable areas for the two 
parcels, and that they can accommodate future home construction that does not 
encroach into the HCA. The Applicant anticipates that the home plans for a new home on 
Parcel 2 will demonstrate that impacts to the HCA have been avoided. The criterion can 
be met. 

3. If the subject property contains no lands designated “Habitat and Impact 
Areas Not Designated as HCAs” and development within HCA land is the 
only option it shall be directed towards the low HCA areas first, then medium 
HCA areas and then to high HCA as the last choice. The goal is to, at best, 
avoid or, at least, minimize disturbance of the HCAs. (Water-dependent uses 
are exempt from this provision.) 

4. All development, including exempted activities of CDC 28.040, shall have 
approved erosion control measures per Clackamas County Erosion 
Prevention and Sediment Control Planning and Design Manual, rev. 2008, in 
place prior to site disturbance and be subject to the requirements of CDC 
32.070 and 32.080 as deemed applicable by the Planning Director. 
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Response: Exhibit A shows that the partition has been configured to create parcels that can 
accommodate new home construction on the part of the site that includes habitat and 
impact areas that are not designated as HCAs. The City will ensure that all applicable 
erosion control measures are in place prior to site construction.  The criteria are and/or 
can be met. 

B. Single-family or attached residential. Development of single-family homes or attached 
housing shall be permitted on the following HCA designations and in the following 
order of preference with “a” being the most appropriate and “d” being the least 
appropriate: 

a. “Habitat and Impact Areas Not Designated as HCAs” 

b. Low HCA 

c. Moderate HCA 

d. High HCA 

1. Development of land classifications in “b,” “c” and “d” shall not be permitted 
if at least a 5,000-square-foot area of buildable land (“a”) exists for home 
construction, and associated impermeable surfaces (driveways, patios, etc.). 

2. If 5,000 square feet of buildable land (“a”) are not available for home 
construction, and associated impermeable surfaces (driveways, patios, etc.) 
then combinations of land classifications (“a,” “b” and “c”) totaling a 
maximum of 5,000 square feet shall be used to avoid intrusion into high HCA 
lands. Development shall emphasize area “a” prior to extending construction 
into area “b,” then “c” lands. 

3. The underlying zone FAR shall also apply as well as allowable lot coverage. 

4. Development may occur on legal lots and non-conforming lots of record 
located completely within the HCA areas or that have the majority of the lot 
in the HCA to the extent that the applicant has less than 5,000 square feet of 
non-HCA land. 

Development shall disturb the minimum necessary area to allow the proposed 
use or activity, shall direct development to any available non-HCA lands and 
in any situation shall create no more than 5,000 square feet of impervious 
surface. (Driveways, paths, patios, etc., that are constructed of approved 
water-permeable materials will not count in calculating the 5,000-square-foot 
lot coverage.) The underlying zone FAR and allowable lot coverage shall also 
apply and may result in less than 5,000 square feet of lot coverage. 

When only HCA land is available then the structure shall be placed as far away 
from the water resource area or river as possible. To facilitate this, the front 
setback of the structure or that side which is furthest away from the water 
resource or river may be reduced to a five-foot setback from the front property 
line without a variance. Any attached garage must provide a 20-foot by 20-foot 
parking pad or driveway so as to provide off-street parking exclusive of the 
garage. The setbacks of subsection C of this section shall still apply. 

Response: Exhibit A shows that the partition creates parcels that will accommodate new home 
construction on the part of the site that includes “Habitat and Impact Areas Not 
Designated as HCAs.”  The criteria are met. 

5. Driveways, paths, patios, etc., that are constructed of approved water-
permeable materials will be exempt from the lot coverage calculations of 
subsections (B)(1) through (4) of this section and the underlying zone. 
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6. Table showing development allowed by land classification: 

 Development Allowed 

Non-HCA (“a”) Yes 

Low-Medium HCA (“b” 
and “c”) 

Yes, if less than 5,000 sq. ft. of non-HCA land 
available. Avoid “d.” 

High HCA (“d”) 
Yes, but only if less than 5,000 sq. ft. of “a,” 

“b” and “c” land available. 

Non-conforming 
Structures (structures 
on HCA land) 

Yes: vertically, laterally and/or away from 
river. 

Avoid “d” where possible. 

(The underlying zone FAR and allowable lot coverage shall also apply.) 

Response: Exhibit A shows that the partition has been configured to create parcels that can 
accommodate new home construction on the part of the site that includes “Habitat and 
Impact Areas Not Designated as HCAs. The criteria are met. 

C. Setbacks from top of bank. 

1. Development of single-family homes or attached housing on lands designated 
as “Habitat and Impact Areas Not Designated as HCAs” shall require a 
structural setback of 15 feet from any top of bank that represents the edge of 
the land designated as “Habitat and Impact Areas Not Designated as HCAs.” 

2. At-grade water-permeable patios or decks within 30 inches of grade may 
encroach into that setback but must keep five feet from top of bank and 
cannot cantilever over the top of bank or into the five-foot setback area. 

3. For properties that lack a distinct top of bank the applicant shall identify the 
boundary of the area designated as “Habitat and Impact Areas Not 
Designated as HCAs” which is closest to the river. A structural setback of 15 
feet is required from that boundary line. That 15-foot measurement extends 
from the boundary line away from the river. At-grade water-permeable patios 
or decks within 30 inches of grade may encroach into that setback 10 feet but 
must keep five feet from the boundary and cannot cantilever into the five-foot 
setback area. For vacant lots of record that comprise no lands with “Habitat 
and Impact Areas Not Designated as HCAs” designation or insufficient lands 
with those designations so that the above setbacks cannot be met, the house 
shall be set back as far from river as possible to accommodate house as part 
of the allowed 5,000 square feet of impermeable surfaces. 

Response: Exhibit A shows the location of the 15-foot structural setback as measured from the HCA 
boundary. The criteria are met. 

(…) 

H. Partitions, subdivisions and incentives. 

1. When dividing a property into lots or parcels, an applicant shall verify the 
boundaries of the HCA on the property. 

2. Applicant shall partition or subdivide the site so that all lots or parcels have a 
buildable site or envelope available for home construction located on non-
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HCA land or areas designated “Habitat and Impact Areas Not Designated as 
HCAs” per the HCA Map. 

3. Development of HCA-dominated lands shall be undertaken as a last resort. A 
planned unit development (PUD) of Chapter 24 CDC may be required. 

4. Incentives are available to encourage provision of public access to, and/or 
along, the river. By these means, planned unit developments shall be able to 
satisfy the shared outdoor recreation area requirements of CDC 55.100(F). 
Specifically, for every square foot of riverfront path, the applicant will receive 
credit for two square feet in calculating the required shared outdoor recreation 
area square footage. Applicants shall also be eligible for a density bonus under 
CDC 24.150(B). To be eligible to receive either of these incentives, applicants 
shall: 

a.     Provide a minimum 20-foot-wide all-weather public access path 
along the project’s entire river frontage (reduced dimensions would 
only be permitted in response to physical site constraints such as rock 
outcroppings, significant trees, etc.); and 

b.     Provide a minimum 10-foot-wide all-weather public access path from 
an existing public right-of-way to that riverfront path or connect the 
riverfront path to an existing riverfront path on an adjoining property 
that accesses a public right-of-way; 

c.     Fencing may be required near steep dropoffs or grade changes. 

Response: The existing and proposed HCA Boundary is shown in Exhibits A and D.  These exhibits 
illustrate that both parcels include sufficient area outside of the proposed HCA to 
accommodate a residence. The property does not have frontage on the Tualatin River. 
Riverfront trails are not included in this application.  The applicable criteria are met. 

(…) 

L.     Roads, driveways, utilities, or passive use recreation facilities. Roads, driveways, 
utilities, public paths, or passive use recreation facilities may be built in those portions 
of HCAs that include wetlands, riparian areas, and water resource areas when no other 
practical alternative exists but shall use water-permeable materials unless City 
engineering standards do not allow that. Construction to the minimum dimensional 
standards for roads is required. Full mitigation and revegetation is required, with the 
applicant to submit a mitigation plan pursuant to CDC 32.070 and a revegetation plan 
pursuant to CDC 32.080. The maximum disturbance width for utility corridors is as 
follows: 

1.     For utility facility connections to utility facilities, no greater than 10 feet wide. 

2.     For upgrade of existing utility facilities, no greater than 15 feet wide. 

3.     For new underground utility facilities, no greater than 25 feet wide, and 
disturbance of no more than 200 linear feet of water quality resource area, or 
20 percent of the total linear feet of water quality resource area, whichever is 
greater. 

Response: Exhibit A shows that a new sanitary sewer lateral to serve Parcel 2 is planned to connect 
with an existing sanitary sewer main on Parcel 2 outside of the protection area. Given the 
location of the existing sanitary sewer main and the topography of the site, this 
connection is the most practical and least impactful approach.  At time of construction 
permit issuance, the City will ensure that temporary disturbances in this area, as 
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necessary to install the sanitary sewer laterals, disturbs the minimum area consistent with 
the provisions above. The criteria can be met. 

M.     Structures. All buildings and structures in HCAs and riparian areas, including all 
exterior mechanical equipment, should be screened, colored, or surfaced so as to blend 
with the riparian environment. Surfaces shall be non-polished/reflective or at least 
expected to lose their luster within a year. In addition to the specific standards and 
criteria applicable to water-dependent uses (docks), all other provisions of this chapter 
shall apply to water dependent uses, and any structure shall be no larger than necessary 
to accommodate the use. 

Response: Structures are not included in this application. The Applicant does not anticipate any new 
structures located within the proposed HCA. The criterion does not apply. 

N.     Water-permeable materials for hardscapes. The use of water-permeable materials for 
parking lots, driveways, patios, and paths as well as flow-through planters, box filters, 
bioswales and drought tolerant plants are strongly encouraged in all “a” and “b” land 
classifications and shall be required in all “c” and “d” land classifications. The only 
exception in the “c” and “d” classifications would be where it is demonstrated that 
water-permeable driveways/hardscapes could not structurally support the axle weight 
of vehicles or equipment/storage load using those areas. Flow through planters, box 
filters, bioswales, drought tolerant plants and other measures of treating and/or 
detaining runoff would still be required in these areas. 

Response: The application does not include any hardscapes. The Applicant understands that water-
permeable materials for driveways, patios, paths, and similar site features are not 
required but encouraged in “a” habitat classifications.  The criterion does not apply. 

O.     Signs and graphics. No sign or graphic display inconsistent with the purposes of the 
protection area shall have a display surface oriented toward or visible from the 
Willamette or Tualatin River. A limited number of signs may be allowed to direct 
public access along legal routes in the protection area. 

Response: The application does not include any signs or graphics.  The criterion does not apply. 

P.     Lighting. Lighting shall not be focused or oriented onto the surface of the river except 
as required by the Coast Guard. Lighting elsewhere in the protection area shall be the 
minimum necessary and shall not create off-site glare or be omni-directional. Screens 
and covers will be required. 

Response: The application does not include any lighting. The City will ensure that exterior lighting on 
any new residential structures complies with this requirement at time of building permit 
submittal. The criterion can be met. 

Q.     Parking. Parking and unenclosed storage areas located within or adjacent to the 
protection area boundary shall be screened from the river in accordance with Chapter 
46 CDC, Off-Street Parking, Loading and Reservoir Areas. The use of water-permeable 
material to construct the parking lot is either encouraged or required depending on 
HCA classification per CDC 28.110(N)(4). 

Response: The application does not include parking or unenclosed storage areas within or adjacent 
to a protection area boundary. The criterion does not apply. 

R.     Views. Significant views of the Willamette and Tualatin Rivers shall be protected as 
much as possible as seen from the following public viewpoints: Mary S. Young Park, 
Willamette Park, Cedar Oak Park, Burnside Park, Maddox Park, Cedar Island, the 
Oregon City Bridge, Willamette Park, and Fields Bridge Park. 
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Where options exist in the placement of ramps and docks, the applicant shall select 
the least visually intrusive location as seen from a public viewpoint. However, if no 
options exist, then the ramp, pilings and dock shall be allowed at the originally 
proposed location. 

Response: Future homes on the site will not impact views of the Tualatin River as seen from the 
above-listed vantage points. The criterion is met. 

(…) 

T.     Changing the landscape/grading. 

1.     Existing predominant topographical features of the bank line and escarpment 
shall be preserved and maintained except for disturbance necessary for the 
construction or establishment of a water related or water dependent use. 
Measures necessary to reduce potential bank and escarpment erosion, 
landslides, or flood hazard conditions shall also be taken. 

Any construction to stabilize or protect the bank with rip rap, gabions, etc., 
shall only be allowed where there is clear evidence of erosion or similar hazard 
and shall be the minimum needed to stop that erosion or to avoid a specific 
and identifiable hazard. A geotechnical engineer’s stamped report shall 
accompany the application with evidence to support the proposal. 

2.     The applicant shall establish to the satisfaction of the approval authority that 
steps have been taken to minimize the impact of the proposal on the riparian 
environment (areas between the top of the bank and the low water mark of 
the river including lower terrace, beach and river edge). 

3.     The applicant shall demonstrate that stabilization measures shall not cause 
subsequent erosion or deposits on upstream or downstream properties. 

4.     Prior to any grading or development, that portion of the HCA that includes 
wetlands, creeks, riparian areas and water resource area shall be protected 
with an anchored chain link fence (or approved equivalent) at its perimeter 
and shall remain undisturbed except as specifically allowed by an approved 
Willamette and Tualatin River Protection and/or water resource area (WRA) 
permit. Such fencing shall be maintained until construction is complete. That 
portion of the HCA that includes wetlands, creeks, riparian areas and water 
resource area shall be identified with City-approved permanent markers at all 
boundary direction changes and at 30- to 50-foot intervals that clearly 
delineate the extent of the protected area. 

5.     Full erosion control measures shall be in place and approved by the City 
Engineer prior to any grading, development or site clearing. 

Response: The application does not include any grading on the subject site. The City will ensure the 
above standards are met for the building permit submittal. The criteria can be met. 

U. Protect riparian and adjacent vegetation. Vegetative ground cover and trees upon the 
site shall be preserved, conserved, and maintained according to the following 
provisions: 

1.     Riparian vegetation below OHW removed during development shall be 
replaced with indigenous vegetation, which shall be compatible with and 
enhance the riparian environment and approved by the approval authority as 
part of the application. 

2.     Vegetative improvements to areas within the protection area may be required 
if the site is found to be in an unhealthy or disturbed state by the City Arborist 
or his or her designated expert. “Unhealthy or disturbed” includes those sites 
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that have a combination of native trees, shrubs, and groundcover on less than 
80 percent of the water resource area and less than 50 percent tree canopy 
coverage in the primary and secondary habitat conservation area to be 
preserved. “Vegetative improvements” will be documented by submitting a 
revegetation plan meeting CDC 28.160 criteria that will result in the primary 
and secondary habitat conservation area to be preserved having a 
combination of native trees, shrubs, and groundcover on more than 80 percent 
of its area, and more than 50 percent tree canopy coverage in its area. The 
vegetative improvements shall be guaranteed for survival for a minimum of 
two years. Once approved, the applicant is responsible for implementing the 
plan prior to final inspection. 

3.     Tree cutting shall be prohibited in the protection area except that: 

a.     Diseased trees or trees in danger of falling may be removed with the 
City Arborist’s approval; and 

b.     Tree cutting may be permitted in conjunction with those uses listed 
in CDC 28.030 with City Arborist approval; to the extent necessary to 
accommodate the listed uses; 

c.     Selective cutting in accordance with the Oregon Forest Practices Act, 
if applicable, shall be permitted with City Arborist approval within 
the area between the OHW and the greenway boundary provided the 
natural scenic qualities of the greenway are maintained. 

Response: Exhibit A shows that impacts to the redesignated HCA are not anticipated. The criteria can 
be met.   

28.120  Site Plan 

A.     All site plans and maps shall include the name, address and telephone number of the 
applicant, a lineal scale of the plot plan, a north arrow and a vicinity map. 

B.     The applicant shall submit a site plan drawn to an appropriate scale (in order of 
preference: one inch equals 10 feet to one inch equals 30 feet), which contains the 
following information: 

1.     Assessor’s Map number and tax lot number. 

2.     The lot or parcel boundaries, dimensions and gross area. 

3.     The applicant’s property and the surrounding property to a distance sufficient 
to determine the relationship between the applicant’s property and proposed 
development to the adjacent property and development. 

4.     The location, dimensions, and names of all existing and platted streets and 
other public ways and easements on adjacent property and on the site. 

5.     The location, dimensions and setback distances of all: 

a.     Existing structures, improvements, utility facilities and 
drainageways on site and on adjoining properties; 

b.     Proposed structures or changes to existing structures, improvements, 
utility facilities and drainageways on the site. 

6.     All developments shall define and map existing public access rights on, and adjacent 
to, the subject property. 

7.     A slope contour map at minimum two-foot intervals showing slope classifications of 
zero to 25 percent and greater than 25 percent. 
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8.     If a wetland on the West Linn Local Wetland Inventory is identified on the property 
and the proposed activity is expected to encroach within 25 feet of the wetland, a 
delineation of the precise boundaries of that wetland prepared by a wetland biologist. 

9.     The location of the ordinary high water mark and the ordinary low water mark on the 
property and on abutting properties. 

10.     The delineation of areas designated “Habitat and Impact Areas Not Designated as 
HCAs” and HCA areas by low, medium and high designation shall be mapped based 
on the HCA Map and any necessary verification shall be done by the Planning 
Director. 

Response: Exhibit A includes the applicable information as listed above. The criteria are met.   

28.130  Grading Plan 

Response: The application does not propose any grading. The City will ensure the above criteria are 
met at such time that grading is proposed.   

28.140  Architectural Drawings 

Response: The application does not include any structures or other vertical development. The City 
will ensure the above criteria are met if the property owners propose to erect structures 
on the site.   

28.150  Landscape Plan 

Response: The application does not include any structures or other vertical development.  At such 
time the subject property owners propose to erect structures on the site, the City will 
ensure the above criteria are met.   

28.160  Mitigation Plan 

Response: The application does not include any development warranting mitigation. The City will 
ensure the above criteria are met if development is proposed.  

Chapter 32 - WATER RESOURCE AREA PROTECTION 

32.020  Applicability 

A.     This chapter applies to all development, activity or uses within WRAs identified on the 
WRA Map. It also applies to all verified, unmapped WRAs. The WRA Map shall be 
amended to include the previously unmapped WRAs. 

B.     The burden is on the property owner to demonstrate that the requirements of this 
chapter are met, or are not applicable to the land, development activity, or other 
proposed use or alteration of land. The Planning Director may make a determination 
of applicability based on the WRA Map, field visits, and any other relevant maps, site 
plans and information, as to: 

1.     The existence of a WRA; 

2.     The exact location of the WRA; and/or 

3.     Whether the proposed development, activity or use is within the WRA 
boundary. 

In cases where the location of the WRA is unclear or disputed, the Planning 
Director may require a survey, delineation, or sworn statement prepared by a 
natural resource professional/wetland biologist or specialist that no WRA 
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exists on the site. Any required survey, delineation, or statement shall be 
prepared at the applicant’s sole expense. 

Response: Exhibits A and D show a wetland along the southern boundary of the subject property. 
The wetland has been field delineated by a professional natural resources scientist (AKS 
Engineering & Forestry).  The partition has been designed to accommodate future home 
construction on Parcel 2 that can occur outside the WRA boundary. Impacts to the WRA 
in this application are limited to a new sanitary sewer lateral that is planned to connect 
with an existing sanitary sewer main near the west side of Parcel 2. The applicable criteria 
of this chapter are responded to below. 

32.030  Prohibited Uses 

Alteration, development, or use of real property designated as, and within, a WRA is strictly 
prohibited except as specifically allowed or exempted in this chapter. 

Response: Exhibit A shows that the application does not include any of the prohibited as listed here.  
The criterion does not apply. 

Table 32-1: Summary of Where Development and Activities May Occur in 
Areas Subject to This Chapter 

Type of Development 
or Activity 

In Water Resource 
Water Resource 

Area 

Temporarily Disturbed 
Areas (TDA) (e.g., 

buried utilties) 

No, except as 
allowed by WRA 

permit 

Yes, restoration 
and revegetation 

required 

 

Response: Exhibit A shows that a new sanitary sewer lateral to serve Parcel 2 is planned to be 
extended into the WRA to a connection with an existing sanitary sewer main located near 
the west side of Parcel 2. 

32.040  Exemptions 

The following development, activities or uses are exempt from a WRA permit but must 
conform to any applicable requirements of this section. 

Response: The application does not include any of the exempted uses or activities listed in this 
section.  The criteria do not apply. 

32.050  Application 

A.     An application requesting approval for a use or activity regulated by this chapter shall 
be initiated by the property owner, or the owner’s authorized agent, and shall include 
an application form and the appropriate deposit or fee as indicated on the master fee 
schedule. 

Response: An application form signed by the property owner and their authorized agent is included 
in the exhibits. The appropriate review fees were also provided with this submittal. The 
criterion is met. 

B.     A pre-application conference shall be a prerequisite to the filing of the application. 
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Response: A pre-application conference to discuss the subject application was held on October 20, 
2016, at West Linn City Hall. The criterion is met. 

C.     The applicant shall submit maps and diagrams at 11 by 17 inches and a written 
narrative addressing the approval criteria and requirements of this chapter, and any 
additional copies required by the Planning Director. 

Response: The required maps and narrative are included with this submittal. The criterion is met. 

D.     Where review of soil maps, Department of Geology and Mineral Industries (DOGAMI) 
maps, or on-site inspection by the City Engineer reveals evidence of slope failures or 
that WRA slopes are potentially unstable or prone to failure, geotechnical studies may 
be required to demonstrate that the proposed development will not cause, or 
contribute to, slope failure or increased erosion or sedimentation in the WRA or 
adversely impact surface or modify groundwater flow or hydrologic conditions. These 
geotechnical studies shall include all necessary measures to avoid or correct the 
potential hazard. 

Response: Grading or development, except for the installation of a new underground sanitary sewer 
lateral serving Parcel 2, is not planned to occur on site as part of this application. The City 
will determine whether site conditions warrant a geotechnical investigation with future 
building permits.  The criterion does not apply. 

E.     Applications proposing that streets or utilities cross water resources, or any other 
development that modifies the water resource, shall present evidence in the form of 
adopted utility master plans or transportation master plans, or findings from a 
registered Oregon civil engineer, certified engineering geologist or similarly qualified 
professional to demonstrate that the development or improvements are consistent with 
accepted engineering practices. 

Response: The application includes a new sanitary sewer lateral that is planned to encroach into the 
WRA.  Exhibit A shows that this utility connection has been designed by a licensed 
professional engineer (AKS Engineering & Forestry) and is consistent with accepted 
engineering practices. The criterion is met. 

F.     Site plan. The applicant shall submit a site plan which contains the following 
information, as applicable: 

1.     The name, address, and telephone number of the applicant, the scale (lineal) 
of the plan, and a north arrow. 

2.     Property lines, rights-of-way, easements, etc. 

3.     Topographic information at two-foot contour increments identifying both 
existing grades and proposed grade changes. 

4.     A slope map delineating slopes zero to 25 percent and over 25 percent. 

5.     Boundaries of the WRA, specifically delineating the water resource, and any 
riparian corridor boundary. If the proposal includes development of a 
wetland, a wetlands delineation prepared by a professional wetland specialist 
will be required. The wetland delineation may be required to be accepted or 
waived through the Department of State Lands (DSL) delineation review 
process. 

6.     Location of existing and proposed development, including all existing and 
proposed structures, accessory structures, any areas of fill or excavation, water 
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resource crossings, alterations to vegetation, or other alterations to the site’s 
natural state. 

7.     Identify the location and square footage of previously disturbed areas, areas 
that are to be temporarily disturbed, and area to be permanently disturbed or 
developed. 

8.     When an application proposes development within the WRA, an inventory of 
vegetation within the WRA, sufficient to categorize the existing condition of 
the WRA, including: 

a.     The type and general quality of ground cover, including the 
identification of dominant species and any occurrence of non-native, 
invasive species; 

b.     Square footage of ground cover; and 

c.     Square footage of tree canopy as measured either through aerial 
photographs or by determining the tree drip lines. Where only a 
portion of a WRA is to be disturbed, the tree inventory need only 
apply to the impacted area. The remaining treed area shall be 
depicted by outlining the canopy cover. 

9.     Locations of all significant trees as defined by the City Arborist. 

10.     Identify adopted transportation, utility and other plan documents applicable 
to this proposal. 

11.     For cases processed under CDC 32.110 (hardship), provide the maximum 
disturbed area (MDA) calculations. 

Response: Exhibit A contains the applicable information as listed above. These criteria are met. 

G.     Construction management plan. The applicant shall submit a construction 
management plan which includes the following: 

1.     The location of proposed TDAs (site ingress/egress for construction 
equipment, areas for storage of material, construction activity areas, grading 
and trenching, etc.) that will subsequently be restored to original grade and 
replanted with native vegetation, shall be identified, mapped and enclosed 
with fencing per subsection (G)(3) of this section. 

2.     Appropriate erosion control measures consistent with Clackamas County 
Erosion Prevention and Sediment Control Planning and Design Manual, rev. 
2008, and a tentative schedule of work. 

3.     The WRA shall be protected, prior to construction, with an anchored chain 
link fence (or equivalent approved by the City) at its perimeter that shall 
remain undisturbed, except as specifically authorized by the approval 
authority. Additional fencing to delineate approved TDAs may be required. 
Fencing shall be mapped and identified in the construction management plan 
and maintained until construction is complete. 

Response: Construction within the WRA is planned to be limited to the TDAs necessary to install a 
new sanitary sewer lateral to serve Parcel 2.  Exhibit A shows the location of TDAs and 
subsequent restoration, WRA protection fencing, and appropriate erosion control 
measures, will be provided in accordance with this Section.  The criteria are met. 

H.     Mitigation plan prepared in accordance with the requirements in CDC 32.090. 

I.     Re-vegetation plan prepared in accordance with the requirements in CDC 32.100. 
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Response: Exhibit A shows that the revegetation for TDAs will occur consistent with all applicable 
provisions of CDC Section 32.100. Mitigation for TDAs is not required. The criteria are met. 

J.     The Planning Director may modify the submittal requirements per CDC 99.035. 

Response: The application is not requesting a modification of the submittal requirements. 

K.     The following additional requirements apply to applications being submitted under 
the alternative review process pursuant to CDC 32.070 and 32.080. 

Response: The application does not seek approval through the alternative review process. The 
criteria do not apply. 

32.060  Approval Criteria (Standard Process) 

No application for development on property containing a WRA shall be approved unless 
the approval authority finds that the proposed development is consistent with the following 
approval criteria, or can satisfy the criteria by conditions of approval: 

A.     WRA protection/minimizing impacts. 

1.     Development shall be conducted in a manner that will avoid or, if avoidance 
is not possible, minimize adverse impact on WRAs. 

2.     Mitigation and re-vegetation of disturbed WRAs shall be completed per CDC 
32.090 and 32.100, respectively. 

Response: Exhibit A shows that the partition has been configured to minimize impacts to the WRA 
by establishing a future home site on Parcel 2 that is located outside of the WRA. Impacts 
to the WRA are planned to be limited to the temporary disturbances necessary to connect 
a new sanitary service lateral with an existing sanitary main near the west end of Parcel 
2. Temporary disturbances in the WRA are not subject to the mitigation requirements in 
Section 32.090.  Temporary disturbances will be revegetated consistent with CDC Section 
32.100. The criteria are met. 

B. Storm water and storm water facilities. 

1. Proposed developments shall be designed to maintain the existing WRAs and 
utilize them as the primary method of storm water conveyance through the 
project site unless: 

a.     The surface water management plan calls for alternate configurations 
(culverts, piping, etc.); or 

b.     Under CDC 32.070, the applicant demonstrates that the relocation of 
the water resource will not adversely impact the function of the WRA 
including, but not limited to, circumstances where the WRA is poorly 
defined or not clearly channelized. 

Re-vegetation, enhancement and/or mitigation of the re-aligned 
water resource shall be required as applicable. 

Response: Conceptual individual stormwater facilities, per the City’s typical residential standard, are 
shown for Parcel 2 (Parcel 1 is currently occupied by a single-family residence which is 
anticipated to remain). These stormwater facilities are not proposed as part of this 
application, but are planned to be included as part of a future building permit submittal. 
This application does not include relocating any water resources on site. At time of 
building permit submittal, the City will ensure that new stormwater facilities serving 
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Parcel 2 has been designed pursuant to the applicable standards above. The criteria can 
be met. 

2.     Public and private storm water detention, storm water treatment facilities and 
storm water outfall or energy dissipaters (e.g., rip rap) may encroach into the 
WRA if: 

a.     Accepted engineering practice requires it; 

b.     Encroachment on significant trees shall be avoided when possible, 
and any tree loss shall be consistent with the City’s Tree Technical 
Manual and mitigated per CDC 32.090; 

c.     There shall be no direct outfall into the water resource, and any 
resulting outfall shall not have an erosive effect on the WRA or 
diminish the stability of slopes; and 

d.     There are no reasonable alternatives available. 

A geotechnical report may be required to make the determination 
regarding slope stability. 

Response: Conceptual individual stormwater facilities, per the City’s typical residential standard, is 
shown on Parcel 2 (an existing single-family residence is located on Parcel 1 and is 
anticipated to remain). This application does not include a request for new residential 
construction, so the associated stormwater facilities are not included. They are planned 
to be included with a future building permit submittal. This approach ensures flexibility 
for the location of the stormwater facility in the overall layout of Parcel 2, and ensures 
that the facilities are appropriately designed to complement new residential 
development on site. At time of building permit submittal, the City will ensure that new 
stormwater facilities serving Parcel 2 has been designed pursuant to the applicable 
standards above. The criteria can be met. 

3.     Roadside storm water conveyance swales and ditches may be extended within 
rights-of-way located in a WRA. When possible, they shall be located along 
the side of the road furthest from the water resource. If the conveyance facility 
must be located along the side of the road closest to the water resource, it shall 
be located as close to the road/sidewalk as possible and include habitat 
friendly design features (treatment train, rain gardens, etc.). 

4.     Storm water detention and/or treatment facilities in the WRA shall be 
designed without permanent perimeter fencing and shall be landscaped with 
native vegetation. 

5.     Access to public storm water detention and/or treatment facilities shall be 
provided for maintenance purposes. Maintenance driveways shall be 
constructed to minimum width and use water permeable paving materials. 
Significant trees, including roots, shall not be disturbed to the degree 
possible. The encroachment and any tree loss shall be mitigated per CDC 
32.090. There shall also be no adverse impacts upon the hydrologic conditions 
of the site. 

Response: The application does not include new public stormwater facilities or private stormwater 
facilities located in a public right-of-way or WRA. The criteria do not apply. 

C.     Repealed by Ord. 1647. 



 

Evah Lane 2-Parcel Partition – City of West Linn January 2018 
Land Use Application Page 22 

D.     WRA width. Except for the exemptions in CDC 32.040, applications that are using the 
alternate review process of CDC 32.070, or as authorized by the approval authority 
consistent with the provisions of this chapter, all development is prohibited in the 
WRA as established in Table 32-2 below: 

Table 32-2: Required Width of WRA 

Protected 
WRA Resource 

Slope Adjacent to 
Protected Water 

Resource 1,3 

Starting Point for 
Measurement from 
Water Resource 1,3 

Width of WRA on 
Each Side of the 
Water Resource 

A. Water 
Resource 

0 – 25% 
OHW or delineated 

edge of wetland 
65 feet 

1     The slope is the average slope in the first 50 feet as measured from bankfull stage or OHW. 
3     At least three slope measurements along the water resource, at no more than 100-foot increments, shall 
be made for each property for which development is proposed. Depending upon topography, the width of 

the protected corridor may vary. 

Response: Per Table 32-2, the width of the WRA on Parcel 2 is 65-feet from the edge of the water 
resource, as the adjacent slopes are 25% or less (see Exhibit A).  The width of the WRA on 
Parcel 1 increases, as slopes in this area exceed 25%. Impacts to this WRA are planned to 
be limited to the temporary disturbances necessary to connect a new sanitary sewer 
laterals to an existing main near the west side of Parcel 2. These temporary utility impacts 
are permissible. The criterion is met. 

E.     Roads, driveways and utilities. 

1.     New roads, driveways, or utilities shall avoid WRAs unless the applicant 
demonstrates that no other practical alternative exists. In that case, road 
design and construction techniques shall minimize impacts and disturbance 
to the WRA by the following methods: 

a.     New roads and utilities crossing riparian habitat areas or streams 
shall be aligned as close to perpendicular to the channel as possible. 

b.     Roads and driveways traversing WRAs shall be of the minimum 
width possible to comply with applicable road standards and protect 
public safety. The footprint of grading and site clearing to 
accommodate the road shall be minimized. 

c.     Road and utility crossings shall avoid, where possible: 

1)     Salmonid spawning or rearing areas; 

2)     Stands of mature conifer trees in riparian areas; 

3)     Highly erodible soils; 

4)     Landslide prone areas; 

5)     Damage to, and fragmentation of, habitat; and 

6)     Wetlands identified on the WRA Map. 

Response: Exhibit A shows that the application includes a new sanitary sewer lateral that involves 
minor temporary impacts to the WRA. The City can find that these impacts result from 
the most practical connection with an existing sanitary sewer main located near the west 
side of Parcel 2. This routing is further supported by the existing site topography, and the 
preference for a gravity sanitary sewer system. 
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 The new sanitary sewer lateral will be located underground and minimize impacts to the 
WRA by crossing as perpendicular as possible.  The new lateral will not impact water 
resources such as streams, channels, or wetlands. Crossing landslide prone areas (as 
depicted on the City’s Landslide Hazards Map) is unavoidable given the extent of these 
areas on site. The criteria are met. 

2.     Crossing of fish bearing streams and riparian corridors shall use bridges or 
arch-bottomless culverts or the equivalent that provides comparable fish 
protection, to allow passage of wildlife and fish and to retain the natural 
stream bed. 

3.     New utilities spanning fish bearing stream sections, riparian corridors, and 
wetlands shall be located on existing roads/bridges, elevated walkways, 
conduit, or other existing structures or installed underground via tunneling or 
boring at a depth that avoids tree roots and does not alter the hydrology 
sustaining the water resource, unless the applicant demonstrates that it is not 
physically possible or it is cost prohibitive. Bore pits associated with the 
crossings shall be restored upon project completion. Dry, intermittent streams 
may be crossed with open cuts during a time period approved by the City and 
any agency with jurisdiction. 

Response: Exhibit A shows that new utilities will not cross any streams, riparian corridors, or 
wetlands. The criteria do not apply. 

4.     No fill or excavation is allowed within the ordinary high water mark of a water 
resource, unless all necessary permits are obtained from the City, U.S. Army 
Corps of Engineers and Oregon Department of State Lands (DSL). 

Response: The application does not include any fill or excavation within the ordinary high water mark 
of an identified water resource. The criterion does not apply. 

5.      Crossings of fish bearing streams shall be aligned, whenever possible, to serve 
multiple properties and be designed to accommodate conduit for utility lines. 
The applicant shall, to the extent legally permissible, work with the City to 
provide for a street layout and crossing location that will minimize the need 
for additional stream crossings in the future to serve surrounding properties. 

Response: Exhibit A shows that the new utilities will not cross any streams, riparian corridors, or 
wetlands. The criterion does not apply. 

F.     Passive recreation. Low impact or passive outdoor recreation facilities for public use 
including, but not limited to, multi-use paths and trails, not exempted per CDC 
32.040(B)(2), viewing platforms, historical or natural interpretive markers, and 
benches in the WRA, are subject to the following standards: 

1.     Trails shall be constructed using non-hazardous, water permeable materials 
with a maximum width of four feet or the recommended width under the 
applicable American Association of State Highway and Transportation 
Officials (AASHTO) standards for the expected type and use, whichever is 
greater. 

2.     Paved trails are limited to the area within 20 feet of the outer boundary of the 
WRA, and such trails must comply with the storm water provisions of this 
chapter. 

3.     All trails in the WRA shall be set back from the water resource at least 30 feet 
except at stream crossing points or at points where the topography forces the 
trail closer to the water resource. 
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4.     Trails shall be designed to minimize disturbance to existing vegetation, work 
with natural contours, avoid the fall line on slopes where possible, avoid areas 
with evidence of slope failure and ensure that trail runoff does not create 
channels in the WRA. 

5.     Foot bridge crossings shall be kept to a minimum. When the stream bank 
adjacent to the foot bridge is accessible (e.g., due to limited vegetation or 
topography), where possible, fences or railings shall be installed from the foot 
bridge and extend 15 feet beyond the terminus of the foot bridge to discourage 
trail users and pets from accessing the stream bank, disturbing wildlife and 
habitat areas, and causing vegetation loss, stream bank erosion and stream 
turbidity. Bridges shall not be made of continuous impervious materials or be 
treated with toxic substances that could leach into the WRA. 

6.     Interpretive facilities (including viewpoints) shall be at least 10 feet from the 
top of the water resource’s bankfull flow/OHW or delineated wetland edge 
and constructed with a fence between users and the resource. Interpretive 
signs may be installed on footbridges. 

Response: The application does not include any passive recreation facilities. The criteria do not 
apply. 

G.     Daylighting Piped Streams. 

1.     As part of any application, covered or piped stream sections shown on the 
WRA Map are encouraged to be “daylighted” or opened. Once it is 
daylighted, the WRA will be limited to 15 feet on either side of the stream. 
Within that WRA, water quality measures are required which may include a 
storm water treatment system (e.g., vegetated bioswales), continuous 
vegetative ground cover (e.g., native grasses) at least 15 feet in width that 
provides year round efficacy, or a combination thereof. 

Response: The subject site does not contain covered or piped stream sections as shown on the City’s 
WRA map. The criteria of this section do not apply. 

H. The following habitat friendly development practices shall be incorporated into the 
design of any improvements or projects in the WRA to the degree possible: 

1.     Restore disturbed soils to original or higher level of porosity to regain 
infiltration and storm water storage capacity. 

2.     Apply a treatment train or series of storm water treatment measures to provide 
multiple opportunities for storm water treatment and reduce the possibility of 
system failure. 

3.     Incorporate storm water management in road rights-of-way. 

4.     Landscape with rain gardens to provide on-lot detention, filtering of 
rainwater, and groundwater recharge. 

5.     Use multi-functional open drainage systems in lieu of conventional curb-and-
gutter systems. 

6.     Use green roofs for runoff reduction, energy savings, improved air quality, 
and enhanced aesthetics. 

7.     Retain rooftop runoff in a rain barrel for later on-lot use in lawn and garden 
watering. 

8.     Disconnect downspouts from roofs and direct the flow to vegetated 
infiltration/filtration areas such as rain gardens. 
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9.    Use pervious paving materials for driveways, parking lots, sidewalks, patios, 
and walkways. 

10.     Reduce sidewalk width to a minimum four feet. Grade the sidewalk so it 
drains to the front yard of a residential lot or retention area instead of towards 
the street. 

11.     Use shared driveways. 

12.     Reduce width of residential streets and driveways, especially at WRA 
crossings. 

13.     Reduce street length, primarily in residential areas, by encouraging 
clustering. 

14.     Reduce cul-de-sac radii and use pervious and/or vegetated islands in center 
to minimize impervious surfaces. 

15.     Use previously developed areas (PDAs) when given an option of developing 
PDA versus non-PDA land. 

16.     Minimize the building, hardscape and disturbance footprint. 

17.     Consider multi-story construction over a bigger footprint. 

Response: Exhibit A shows that this application includes restoring soils and vegetation that are 
temporarily disturbed during the construction of the new sanitary sewer lateral for Parcel 
2. The Applicant does not anticipate any additional impacts to the WRA at time of new 
home construction. The criteria are met. 

32.090  Mitigation Plan 

A.     A mitigation plan shall only be required if development is proposed within a WRA 
(including development of a PDA). (Exempted activities of CDC 32.040 do not require 
mitigation unless specifically stated. Temporarily disturbed areas, including TDAs 
associated with exempted activities, do not require mitigation, just grade and soil 
restoration and re-vegetation.) The mitigation plan shall satisfy all applicable 
provisions of CDC 32.100, Re-Vegetation Plan Requirements. 

Response: Exhibit A shows that the application includes temporary disturbances to the WRA that are 
associated with the construction a new sanitary sewer lateral to serve Parcel 2.  
Temporary disturbances to soil and vegetation will be restored to a native condition 
following construction. A mitigation plan is not required for these temporarily disturbed 
areas, per the section above. The criteria do not apply.   

32.100  Re-Vegetation Plan Requirements 

A.     In order to achieve the goal of re-establishing forested canopy, native shrub and 
ground cover and to meet the mitigation requirements of CDC 32.090 and vegetative 
enhancement of CDC 32.080, tree and vegetation plantings are required according to 
the following standards: 

1.     All trees, shrubs and ground cover to be planted must be native plants selected 
from the Portland Plant List. 

2.     Plant size. Replacement trees must be at least one-half inch in caliper, 
measured at six inches above the ground level for field grown trees or above 
the soil line for container grown trees (the one-half inch minimum size may 
be an average caliper measure, recognizing that trees are not uniformly 
round), unless they are oak or madrone which may be one gallon size. Shrubs 
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must be in at least a one-gallon container or the equivalent in ball and burlap 
and must be at least 12 inches in height. 

3.     Plant coverage. 

a.     Native trees and shrubs are required to be planted at a rate of five 
trees and 25 shrubs per every 500 square feet of disturbance area 
(calculated by dividing the number of square feet of disturbance area 
by 500, and then multiplying that result times five trees and 25 shrubs, 
and rounding all fractions to the nearest whole number of trees and 
shrubs; for example, if there will be 330 square feet of disturbance 
area, then 330 divided by 500 equals 0.66, and 0.66 times five equals 
3.3, so three trees must be planted, and 0.66 times 25 equals 16.5, so 
17 shrubs must be planted). Bare ground must be planted or seeded 
with native grasses or herbs. Non-native sterile wheat grass may also 
be planted or seeded, in equal or lesser proportion to the native 
grasses or herbs. 

b.     Trees shall be planted between eight and 12 feet on center and shrubs 
shall be planted between four and five feet on center, or clustered in 
single species groups of no more than four plants, with each cluster 
planted between eight and 10 feet on center. When planting near 
existing trees, the dripline of the existing tree shall be the starting 
point for plant spacing measurements. 

4.     Plant diversity. Shrubs must consist of at least two different species. If 10 trees 
or more are planted, then no more than 50 percent of the trees may be of the 
same genus. 

5.     Invasive vegetation. Invasive non-native or noxious vegetation must be 
removed within the mitigation area prior to planting. 

6.     Tree and shrub survival. A minimum survival rate of 80 percent of the trees 
and shrubs planted is expected by the third anniversary of the date that the 
mitigation planting is completed. 

7.      Monitoring and reporting. Monitoring of the mitigation site is the ongoing 
responsibility of the property owner. Plants that die must be replaced in kind. 

8.      To enhance survival of tree replacement and plantings, the following practices 
are required: 

a.     Mulching. Mulch new plantings a minimum of three inches in depth 
and 18 inches in diameter to retain moisture and discourage weed 
growth. 

b.     Irrigation. Water new plantings one inch per week between June 15th 
to October 15th, for the three years following planting. 

c.     Weed control. Remove, or control, non-native or noxious vegetation 
throughout maintenance period. 

d.     Planting season. Plant bare root trees between December 1st and 
February 28th, and potted plants between October 15th and April 
30th. 

e.     Wildlife protection. Use plant sleeves or fencing to protect trees and 
shrubs against wildlife browsing and resulting damage to plants. 

B.     When weather or other conditions prohibit planting according to schedule, the 
applicant shall ensure that disturbed areas are correctly protected with erosion control 
measures and shall provide the City with funds in the amount of 125 percent of a bid 
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from a recognized landscaper or nursery which will cover the cost of the plant 
materials, installation and any follow up maintenance. Once the planting conditions 
are favorable the applicant shall proceed with the plantings and receive the funds back 
from the City upon completion, or the City will complete the plantings using those 
funds. 

Response: The application does not include any impacts that warrant revegetation in the manner 
prescribed in this section. Temporary disturbances to the WRA from constructing a new 
sanitary sewer lateral serving Parcel 2 are planned to be restored with native grasses and 
other native vegetation that will not impede new underground utilities. The Applicant 
does not anticipate additional impacts to the WRA at time of new home construction.  To 
the extent these criteria apply, they are met. 

32.120  WRA Map 

A.     The WRA Map, dated May 2014, is adopted as the official WRA Map. It is intended to 
identify WRA water features (wetlands, streams, ephemeral streams and riparian 
corridors). It is not intended to delineate the exact WRA boundaries or water feature 
alignment. That task will be carried out by staff in the course of site visits where the 
provisions of Table 32-2 shall apply. 

B.     Amendments to the WRA Map may be made in accordance with the provisions of 
Chapters 98 and 99 CDC. Copies of all map amendments shall be dated with the 
effective date of the document adopting the map amendment and shall be maintained 
without change, together with the adopting documents, on file in the Planning 
Department. 

C.     The Planning Director shall maintain in his or her office, and available for public 
inspection, an up-to-date copy of the WRA Map 

Response: The location of the WRA is included in Exhibit A and is based on the City’s WRA map and 
field surveys conducted by a professional natural resource scientist (AKS Engineering & 
Forestry). 

Chapter 48 - ACCESS, EGRESS AND CIRCULATION 

48.020  Applicability And General Provisions 

A.     The provisions of this chapter do not apply where the provisions of the Transportation 
System Plan or land division chapter are applicable and set forth differing standards. 

B.     All lots shall have access from a public street or from a platted private street approved 
under the land division chapter. 

Response: Exhibit A shows that both parcels have access from Evah Lane, which is a public street.  
TSP standards are addressed, where they deviate from standards established in this 
section, below. The criteria are met. 

C.     No building or other permit shall be issued until scaled plans are presented to the City 
and approved by the City as provided by this chapter, and show how the access, egress, 
and circulation requirements are to be fulfilled. Access to State or County roads may 
require review, approval, and permits from the appropriate authority. 

D.     Should the owner or occupant of a lot, parcel or building enlarge or change the use to 
which the lot, parcel or building is put, resulting in increasing any of the requirements 
of this chapter, it shall be unlawful and a violation of this code to begin or maintain 
such altered use until the provisions of this chapter have been met, and, if required, 
until the appropriate approval authority under Chapter 99 CDC has approved the 
change. 
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E.     Owners of two or more uses, structures, lots, parcels, or units of land may agree to 
utilize jointly the same access and egress when the combined access and egress of 
both uses, structures, or parcels of land satisfies the requirements as designated in this 
code; provided, that satisfactory legal evidence is presented to the City Attorney in the 
form of deeds, easements, leases, or contracts to establish joint use. Copies of said 
instrument shall be placed on permanent file with the City Recorder. 

Response: Parcel 1 will retain frontage on 14th Street and will have access from this street and Evah 
Lane.  An access easement on Parcel 2 will provide legal access to Parcel 1 from Evah Lane. 
Parcel 2 will have direct access from the south terminus of Evah Lane. The criteria are 
met. 

F.     Property owners shall not be compelled to access their homes via platted stems of flag 
lots if other driveways and easements are available and approved by the City Engineer. 

Response: Parcel 1 will have direct access from both 14th Street and from Evah Lane via an easement 
across Parcel 2.  Parcel 2 will have direct access from Evah Lane. 

48.025  Access Control 

A.     Purpose. The following access control standards apply to public, industrial, 
commercial and residential developments including land divisions. Access shall be 
managed to maintain an adequate level of service and to maintain the functional 
classification of roadways as required by the West Linn Transportation System Plan. 

B.     Access control standards. 

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

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

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

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

b)     Option 2. Access is from a private street or driveway connected to an 
adjoining property that has direct access to a public street (i.e., 
“shared driveway”). A public access easement covering the driveway 
shall be recorded in this case to assure access to the closest public 
street for all users of the private street/drive. 
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c)     Option 3. Access is from a public street adjacent to the development 
lot or parcel. If practicable, the owner/developer may be required to 
close or consolidate an existing access point as a condition of 
approving a new access. Street accesses shall comply with the access 
spacing standards in subsection (B)(6) of this section. 

Response: Access to these lots, as shown in Exhibit A, was developed after consultation with the 
City’s Planning and Engineering staff. It reflects the strategy identified in Options 2 (3b) 
and 3 (3c) above. This application does not meet the warrant for a traffic impact analysis 
due to the low volume of vehicle trips that are expected to be generated. The criteria are 
met.   

4.     Subdivisions fronting onto an arterial street. New residential land divisions 
fronting onto an arterial street shall be required to provide alleys or secondary 
(local or collector) streets for access to individual lots. When alleys or 
secondary streets cannot be constructed due to topographic or other physical 
constraints, access may be provided by consolidating driveways for clusters 
of two or more lots (e.g., includes flag lots and mid-block lanes). 

Response: The subject site does not front an arterial street as designated in the City’s TSP.  The 
criterion does not apply.  

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

Response: The application does not include any parcels that will front on more than one public street 
or parcels that may be defined as double-frontage lots. This criterion does not apply.  

6.     Access spacing. 

a.     The access spacing standards found in the adopted Transportation 
System Plan (TSP) shall be applicable to all newly established public 
street intersections and non-traversable medians. Deviation from the 
access spacing standards may be granted by the City Engineer if 
conditions are met as described in the access spacing variances 
section in the adopted TSP. 

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

Response: Exhibit A shows that the application does not create any new public street intersections. 
Responses to the applicable criteria in CDC Section 48.060 are included below.  

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

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

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

b.     Access easements (i.e., for the benefit of affected properties) shall be 
recorded for all shared driveways, including pathways, at the time of 
final plat approval or as a condition of site development approval. 

c.     Exception. Shared driveways are not required when existing 
development patterns or physical constraints (e.g., topography, lot or 
parcel configuration, and similar conditions) prevent extending the 
street/driveway in the future. 

Response: This application provides access to Parcels 1 and 2 from Evah Lane. An access easement 
on Parcel 2, will maintain access to Parcel 1 from Evah Lane. This shared access approach 
is consistent with the City’s desire to maintain the operation of adjacent roadways as 
implied above. The criteria are met.   

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

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

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

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

Response: Existing development and natural resource protection areas near the project site do not 
permit creating any new public streets or blocks. These criteria do not apply. 

48.030  Minimum Vehicular Requirements For Residential Uses 

A.     Direct individual access from single-family dwellings and duplex lots to an arterial 
street, as designated in the transportation element of the Comprehensive Plan, is 
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prohibited for lots or parcels created after the effective date of this code where an 
alternate access is either available or is expected to be available by imminent 
development application. Evidence of alternate or future access may include 
temporary cul-de-sacs, dedications or stubouts on adjacent lots or parcels, or tentative 
street layout plans submitted at one time by adjacent property owner/developer or by 
the owner/developer, or previous owner/developer, of the property in question. 

In the event that alternate access is not available as determined by the Planning 
Director and City Engineer, access may be permitted after review of the following 
criteria: 

Response: This application does not include parcels that will take direct individual access from an 
arterial street. The criteria of this section do not apply.  

B.     When any portion of any house is less than 150 feet from the adjacent right-of-way, 
access to the home is as follows: 

1.     One single-family residence, including residences with an accessory dwelling 
unit as defined in CDC 02.030, shall provide 10 feet of unobstructed horizontal 
clearance. Dual-track or other driveway designs that minimize the total area 
of impervious driveway surface are encouraged. 

2.     Two to four single-family residential homes equals a 14- to 20-foot-wide paved 
or all-weather surface. Width shall depend upon adequacy of line of sight and 
number of homes. 

3.     Maximum driveway grade shall be 15 percent. The 15 percent shall be 
measured along the centerline of the driveway only. Variations require 
approval of a Class II variance by the Planning Commission pursuant to 
Chapter 75 CDC. Regardless, the last 18 feet in front of the garage shall be 
under 12 percent grade as measured along the centerline of the driveway only. 
Grades elsewhere along the driveway shall not apply. 

4.     The driveway shall include a minimum of 20 feet in length between the garage 
door and the back of sidewalk, or, if no sidewalk is proposed, to the paved 
portion of the right-of-way. 

C.     When any portion of one or more homes is more than 150 feet from the adjacent right-
of-way, the provisions of subsection B of this section shall apply in addition to the 
following provisions. 

1.     A turnaround may be required as prescribed by the Fire Chief. 

2.     Minimum vertical clearance for the driveway shall be 13 feet, six inches. 

3.     A minimum centerline turning radius of 45 feet is required unless waived by 
the Fire Chief. 

4.     There shall be sufficient horizontal clearance on either side of the driveway so 
that the total horizontal clearance is 20 feet. 

Response: Access to Parcel 2 will come directly from Evah Lane.  Access to Parcel 1 will come from 
Evah Lane via an access easement across Parcel 2 and from the existing access point on 
14th Street.  The application does not create any new access points or public street 
intersections and therefore will not exacerbate any non-conforming access issues to the 
extent such issues exist. 

 The future home on Parcel 2 will be less than 150-feet from the adjacent Evah Lane right-
of-way, and the shared access will serve no more than four total residences at time of full 
build-out. The existing home on Parcel 1 is further than 150-feet from an adjacent public 
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right-of-way and does, and will continue to, provide 10-feet of unobstructed width from 
the adjacent public right-of-way.  This access configuration was discussed and 
preliminarily accepted by Tualatin Valley Fire and Rescue’s representative at the October 
20 pre-application conference. Exhibit A shows that the shared access ranges in width 
from 10- to 20-feet and will be less than 15% grade.  The applicable criteria are met. 

D.     Access to five or more single-family homes shall be by a street built to full construction 
code standards. All streets shall be public. This full street provision may only be waived 
by variance. 

E.     Access and/or service drives for multi-family dwellings shall be fully improved with 
hard surface pavement: 

(…) 

Response: This application does not include a request for, nor does the R-10 zoning district allow for, 
the development of multi-family residential on the subject property. The criteria do not 
apply. 

F.     Where on-site maneuvering and/or access drives are necessary to accommodate 
required parking, in no case shall said maneuvering and/or access drives be less than 
that required in Chapters 46 and 48 CDC. 

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

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

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

Response: On-site parking will be accommodated for each parcel and will be further defined at time 
of building permit submittal. The site does not take access from an arterial or collector 
roadway, nor does it propose or abut a multi-family development. The application does 
not include a request for a gated accessway to the three parcels subject to this 
application. The criteria do not apply.  

48.050  One-Way Vehicular Access Points 

Where a proposed parking facility plan indicates only one-way traffic flow on the site, it 
shall be accommodated by a specific driveway serving the facility, and the entrance drive 
shall be situated closest to oncoming traffic, and the exit drive shall be situated farthest 
from oncoming traffic. 

Response: This application does not include a parking facility. The criterion does not apply.  

48.060  Width And Location Of Curb Cuts And Access Separation Requirements 

A.     Minimum curb cut width shall be 16 feet. 

B.     Maximum curb cut width shall be 36 feet, except along Highway 43 in which case the 
maximum curb cut shall be 40 feet. For emergency service providers, including fire 
stations, the maximum shall be 50 feet. 

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

1.     On an arterial when intersected by another arterial, 150 feet. 
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2.     On an arterial when intersected by a collector, 100 feet. 

3.     On an arterial when intersected by a local street, 100 feet. 

4.     On a collector when intersecting an arterial street, 100 feet. 

5.     On a collector when intersected by another collector or local street, 35 feet. 

6.     On a local street when intersecting any other street, 35 feet. 

D.     There shall be a minimum distance between any two adjacent curb cuts on the same 
side of a public street, except for one-way entrances and exits, as follows: 

1.     On an arterial street, 150 feet. 

2.     On a collector street, 75 feet. 

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

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

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

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

Response: Exhibit A shows that this portion of Evah Lane does not include a curb, nor is one 
proposed. The two parcels included in this application will access Evah Lane directly or via 
an easement on Parcel 2. The criteria do not apply. 

48.070  Planning Director’s Authority To Restrict Access Appeal Provisions 

A.     In order to provide for increased traffic movement on congested streets and eliminate 
turning movement problems, the Planning Director and the City Engineer, or his or 
her designee, may restrict the location of driveways on said street and require the 
location of driveways on adjacent streets upon the finding that the proposed access 
would: 

1.     Provide inadequate access for emergency vehicles; or 

2.     Cause or increase hazardous conditions to exist which would constitute a 
clear and present danger to the public health safety and general welfare. 

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

Response: Exhibit A shows that the application does not include any new access points. The criteria 
do not apply. 

48.080  Bicycle And Pedestrian Circulation 

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

B.     Bicycle and pedestrian ways within a subdivision shall be constructed according to the 
provisions in CDC 85.200(A)(3). 
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C.     Bicycle and pedestrian ways at commercial or industrial sites shall be provided 
according to the provisions of Chapter 55 CDC, Design Review. 

Response: The application does not include any multi-family, commercial, or industrial development, 
nor does it propose any new bicycle or pedestrian ways. The criteria do not apply. 

Chapter 85 - DIVISION 8. LAND DIVISION 

85.070  Administration And Approval Process 

A.     The application shall be filed by the record owner(s) of the property or by an 
authorized agent who has a letter of authorization from the property owners of record. 
The burden of proof will be upon the applicant to demonstrate the validity of the 
ownership, if challenged. 

B.     Action on the application for a tentative plan shall be as provided by Chapter 99 CDC. 

1.     The Planning Director shall approve, deny, or approve with conditions an 
application for a partition subject to the provisions of CDC 85.200, 99.060(A), 
and 99.110. The Director’s decision may be appealed to the City Council as 
provided by CDC 99.240(A). 

Response: This application has been consented to by the property owner of record as shown in 
Exhibit B. The partition will be decided by the Planning Director, subject to the provisions 
referenced above. The criteria are met. 

85.110  Staged Development 

The applicant may elect to develop the site in stages. Staged development shall be subject 
to the provisions of CDC 99.125. However, notwithstanding the provisions of CDC 99.125, 
in no case shall the time period for final platting and recording all stages with the County 
be greater than five years without refiling the application. 

Response: The partition will be completed in a single phase, and the Applicant anticipates recording 
the final plat within the appropriate timeframe. The criterion is met. 

85.120  Partial Development 

Where the tentative subdivision or partition plan is limited to only part of the potential 
development site, the approval authority may require that an applicant submit a tentative 
layout for the streets for the unsubdivided portion. A tentative street plan is required for 
sites where the unsubdivided portion of the property is greater than 300 percent of the 
minimum lot size allowed in the underlying zoning district. 

Response: The subject partition does not result in lots that may be further divided.  The criterion 
does not apply. 

85.130  Land Division Application In Conjunction With Other Land Use Applications 

As provided by CDC 99.070, a land division application filed under this code may be heard 
concurrently with another application, upon applicant’s request. 

Response: This application includes a request for a land division, a water resource area permit, a 
Tualatin River Greenway permit, and a flood management area permit. 

85.140  Pre-Application Conference Required 

A.     An applicant shall participate in a pre-application conference with staff prior to the 
submission of a complete tentative plan. 
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B.     The Planning staff shall explain the applicable plan policies, ordinance provisions, 
opportunities, and constraints which may be applicable to the site and type of 
proposed land division. 

C.     The City Engineering staff shall explain the public improvement requirements which 
may be applicable to the site and type of proposed land division, including potential 
for the applicant to apply for a waiver of street improvements. 

Response: A pre-application conference with City of West Linn staff was held on October 20, 2016.  
The criteria are met. 

85.150  Application – Tentative Plan 

A.     The applicant shall submit a completed application which shall include: 

1.     The completed application form(s). 

2.     Copies of the tentative plan and supplemental drawings shall include one 
copy at the original scale plus one copy reduced in paper size not greater than 
11 inches by 17 inches. The applicant shall also submit one copy of the 
complete application in a digital format acceptable to the City. When the 
application submittal is determined to be complete, additional copies may be 
required as determined by the Community Development Department. 

3.     A narrative explaining all aspects of land division per CDC 85.200. 

B.     The applicant shall pay the requisite fee. 

Response: This application and the accompanying exhibits include all documents and fees as 
requested. The criteria are met. 

85.160  Submittal Requirements For Tentative Plan 

A.     A City-wide map shall identify the site. A vicinity map covering one-quarter-mile 
radius from the development site shall be provided in the application showing existing 
subdivisions, streets, and unsubdivided land ownerships adjacent to the proposed 
subdivision and showing how proposed streets and utilities may be extended to 
connect to existing streets and utilities. 

B.     The tentative subdivision plan shall be prepared by a registered civil engineer and/or 
a licensed land surveyor. A stamp and signature of the engineer or surveyor shall be 
included on the tentative subdivision plan. A tentative minor partition plan (three lots 
or less) is only required to be drawn to scale and does not have to be prepared by an 
engineer or surveyor. 

C.     The tentative plan of a subdivision or partition shall be drawn at a scale not smaller 
than one inch equals 100 feet, or, for areas over 100 acres, one inch equals 200 feet. 

D.     The following general information shall be shown on the tentative plan of subdivision 
or partition: 

1.     Proposed name of the subdivision and streets; these names shall not duplicate 
nor resemble the name of any other subdivision or street in the City and shall 
be determined by the City Manager or designee. Street names should be easily 
spelled, pronounced, and of limited length. All new street names must, to the 
greatest extent possible, respect and be representative of the surrounding 
geography and existing street names. Street names should consider any 
prominent historical City figures or neighborhood themes that exist. 
Subdivision street names may not reference names of the builder or developer. 

2.     Date, north arrow, scale of drawing, and graphic bar scale. 
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3.     Appropriate identification clearly stating the drawing as a tentative plan. 

4.     Location of the proposed division of land, with a tie to the City coordinate 
system, where established, and a description sufficient to define its location 
and boundaries, and a legal description of the tract boundaries. 

5.     Names and addresses of the owner, developer, and engineer or surveyor. 

E.     The following existing conditions shall be shown on the tentative plan of a subdivision 
or partition: 

1.     The location, widths, and names of all existing or platted streets and rights-
of-way within or adjacent to the tract (within 50 feet), together with easements 
and other important features such as section lines, donation land claim 
corners, section corners, City boundary lines, and monuments. 

2.     Contour lines related to the U.S. Geological Survey datum or some other 
established benchmark, or other datum approved by the Planning Director 
and having the following minimum intervals: 

a.     Two-foot contour intervals for ground slopes less than 20 percent. 

b.     Five-foot contour intervals for ground slopes exceeding 20 percent. 

3.     The location of any control points that are the basis for the applicant’s 
mapping. 

4.     The location, by survey, and direction of all watercourses and areas subject to 
periodic inundation or storm drainageway overflow or flooding, including 
boundaries of flood hazard areas as established by the U.S. Army Corps of 
Engineers or the City zoning ordinance. 

5.     Natural features such as rock outcroppings, wetlands tied by survey, wooded 
areas, heritage trees, and isolated trees (six-inch diameter at five feet above 
grade) identified by size, type, and location. All significant trees and tree 
clusters identified by the City Arborist using the criteria of CDC 55.100(B)(2), 
and all heritage trees, shall be delineated. Trees on non-Type I and II lands 
shall have their “dripline plus 10 feet” protected area calculated per CDC 
55.100(B)(2) and expressed in square feet, and also as a percentage of total 
non-Type I and II area. 

6.     Existing uses of the property, including location of all existing structures. 
Label all structures to remain on the property after platting. 

7.     Identify the size and location of existing sewers, water mains, culverts, drain 
pipes, gas, electric, and other utility lines within the site, and in the adjoining 
streets and property. 

8.     Zoning on and adjacent to the tract. 

9.     Existing uses to remain on the adjoining property and their scaled location. 

10.     The location of any existing bicycle or pedestrian ways. 

11.     The location of adjacent transit stops. 

F.     The following proposed improvements shall be shown on the tentative plan or 
supplemental drawings: 

1.     The street – street location, proposed name, right-of-way width, and 
approximate radius of curves of each proposed street and street grades. 
Proposed street names shall comply with the street naming method explained 
in CDC 85.200(A)(12). 
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2.     The type, method, and location of any erosion prevention and sediment 
control measures and/or facilities in accordance with the most current version 
of Clackamas County’s Erosion/Sedimentation Control Plans Technical 
Guidance Handbook, which are necessary to prevent and control visible or 
measurable erosion as determined by the following criteria: 

a.     Deposition of soil, sand, dirt, dust, mud, rock, gravel, refuse, or any 
other organic or inorganic material exceeding one cubic foot in 
volume in a public right-of-way or public property, or into the City 
surface water management system either by direct deposit, dropping, 
discharge, or as a result of erosion; or 

b.     Flow of water over bare soils, turbid or sediment-laden flows, or 
evidence of on-site erosion such as rivulets or bare soil slopes, where 
the flow of water is not filtered or captured on the development site; 
or 

c.     Earth slides, mud flows, land slumping, slope failure, or other earth 
movement that is likely to leave the property of origin. 

Additional on-site measures may later be required if original 
measures prove to be inadequate in meeting these attainment 
standards. For the purposes of this code, “one cubic foot in volume” 
is defined to include the volume of material, wet or dry, at the time of 
deposition and includes any water of a discolored or turbid nature. 

3.     Any proposed infrastructure improvements that address those identified in 
the City Transportation System Plan. 

4.     Any proposed bicycle or pedestrian paths. The location of proposed transit 
stops. 

5.     Any easement(s) – location, width, and purpose of the easement(s). 

6.     The configuration including location and approximate dimensions and area 
of each lot or parcel, and in the case of a subdivision, the proposed lot and 
block number. 

7.     A street tree planting plan and schedule approved by the Parks Department. 

8.     Any land area to be dedicated to the City or put in common ownership. 

9.     Phase boundaries shall be shown. 

Response: This application includes the applicable submittal requirements listed above. 

85.170  Supplemental Submittal Requirements For Tentative Subdivision Or Partition Plan 

The following information shall be submitted to supplement the tentative subdivision plan: 

A.     General. 

1.     Narrative stating how the plan meets each of the applicable approval criteria 
and each subsection below. 

2.     Statement or affidavit of ownership of the tract (County Assessor’s map and 
tax lot number). 

3.     A legal description of the tract. 

4.     If the project is intended to be phased, then such a proposal shall be 
submitted at this time with drawing and explanation as to when each phase 
will occur and which lots will be in each phase. 
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5.     Where the land to be subdivided or partitioned contains only a part of the 
contiguous land owned by the developer, the Commission or Planning 
Director, as applicable, shall require a master plan of the remaining portion 
illustrating how the remainder of the property may suitably be subdivided. 

6.     Where the proposed subdivision site includes hillsides, as defined in CDC 
02.030 Type I and II lands, or any lands identified as a hazard site in the West 
Linn Comprehensive Inventory Plan Report, the requirements for erosion 
control as described in CDC 85.160(F)(2) shall be addressed in a narrative. 

7.     Table and calculations showing the allowable number of lots under the zone 
and how many lots are proposed. 

8.     Map and table showing square footage of site comprising slopes by various 
classifications as identified in CDC 55.110(B)(3). 

Response: This application includes the applicable submittal requirements listed above. 

B.     Transportation. 

1.     Centerline profiles with extensions shall be provided beyond the limits of the 
proposed subdivision to the point where grades meet, showing the finished 
grade of streets and the nature and extent of street construction. Where street 
connections are not proposed within or beyond the limits of the proposed 
subdivision on blocks exceeding 330 feet, or for cul-de-sacs, the tentative plat 
or partition shall indicate the location of easements that provide connectivity 
for bicycle and pedestrian use to accessible public rights-of-way. 

Response: The application does not include the creation of any new streets or extensions of streets 
to abutting properties. Exhibit A illustrates the location of all easements on the subject 
property that will provide access to abutting rights-of-way. The criterion is met. 

2.     Traffic Impact Analysis (TIA). 

a.     Purpose. The purpose of this section of the code is to implement 
Section 660-012-0045(2)(e) of the State Transportation Planning Rule 
that requires the City to adopt a process to apply conditions to 
development proposals in order to minimize adverse impacts to and 
protect transportation facilities. This section establishes the 
standards for when a proposal must be reviewed for potential traffic 
impacts; when a Traffic Impact Analysis must be submitted with a 
development application in order to determine whether conditions 
are needed to minimize impacts to and protect transportation 
facilities; what must be in a Traffic Impact Study; and who is 
qualified to prepare the study. 

b.     Typical average daily trips. The latest edition of the Trip Generation 
manual, published by the Institute of Transportation Engineers 
(ITE) shall be used as the standards by which to gauge average daily 
vehicle trips. 

c.     When required. A Traffic Impact Analysis may be required to be 
submitted to the City with a land use application, when the following 
conditions apply: 

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

(A)     A change in zoning or a plan amendment 
designation; or 
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(B)     Any proposed development or land use action that 
ODOT states may have operational or safety 
concerns along a State highway; and 

(C)     The development shall cause one or more of the 
following effects, which can be determined by field 
counts, site observation, traffic impact analysis or 
study, field measurements, crash history, Institute 
of Transportation Engineers Trip Generation 
manual; and information and studies provided by 
the local reviewing jurisdiction and/or ODOT: 

(1)     An increase in site traffic volume 
generation by 250 average daily trips 
(ADT) or more (or as required by the City 
Engineer); or 

(2)     An increase in use of adjacent streets by 
vehicles exceeding the 20,000-pound gross 
vehicle weights by 10 vehicles or more per 
day; or 

(3)     The location of the access driveway does 
not meet minimum intersection sight 
distance requirements, or is located where 
vehicles entering or leaving the property 
are restricted, or such vehicles queue or 
hesitate on the State highway, creating a 
safety hazard; or 

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

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

Response: This application does not warrant a traffic impact analysis as required above. The criteria 
of this section do not apply. 

C.     Grading. 

1.     If areas are to be graded, a plan showing the location of cuts, fill, and retaining 
walls, and information on the character of soils shall be provided. The grading 
plan shall show proposed and existing contours at intervals per CDC 
85.160(E)(2). 

2.     The grading plan shall demonstrate that the proposed grading to 
accommodate roadway standards and create appropriate building sites is the 
minimum amount necessary. 

Response: Exhibit A shows that the application does not include any site grading. The criteria do not 
apply. 

D.     Water. 

1.     A plan for domestic potable water supply lines and related water service 
facilities, such as reservoirs, etc., shall be prepared by a licensed engineer 
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consistent with the adopted Comprehensive Water System Plan and most 
recently adopted updates and amendments. 

2.     Location and sizing of the water lines within the development and off-site 
extensions. Show on-site water line extensions in street stubouts to the edge 
of the site, or as needed to complete a loop in the system. 

3.     Adequate looping system of water lines to enhance water quality. 

4.     For all non-single-family developments, calculate fire flow demand of the site 
and demonstrate to the Fire Chief. Demonstrate to the City Engineer how the 
system can meet the demand. 

Response: Exhibit A shows that new water service laterals are planned to be extended to Parcel 2 
from an existing water main in Evah Lane. The applicable criteria are met. 

E.     Sewer. 

1.     A plan prepared by a licensed engineer shall show how the proposal is 
consistent with the Sanitary Sewer Master Plan and subsequent updates and 
amendments. Agreement with that plan must demonstrate how the sanitary 
sewer proposal will be accomplished and how it is efficient. The sewer system 
must be in the correct zone. 

2.     Sanitary sewer information will include plan view of the sanitary sewer lines, 
including manhole locations and depths. Show how each lot or parcel would 
be sewered. 

3.     Sanitary sewer lines shall be located in the public right-of-way, particularly 
the street, unless the applicant can demonstrate why the alternative location 
is necessary and meets accepted engineering standards. 

4.     Sanitary sewer line should be at a depth that can facilitate connection with 
down-system properties in an efficient manner. 

5.     The sanitary sewer line should be designed to minimize the amount of lineal 
feet in the system. 

6.     The sanitary sewer line shall minimize disturbance of natural areas and, in 
those cases where that is unavoidable, disturbance shall be mitigated 
pursuant to the appropriate chapters (e.g., Chapter 32 CDC, Water Resource 
Area Protection). 

7.     Sanitary sewer shall be extended or stubbed out to the next developable 
subdivision or a point in the street that allows for reasonable connection with 
adjacent or nearby properties. 

8.     The sanitary sewer system shall be built pursuant to Department of 
Environmental Quality (DEQ), City, and Tri-City Service District sewer 
standards. This report should be prepared by a licensed engineer, and the 
applicant must be able to demonstrate the ability to satisfy these submittal 
requirements or standards at the pre-construction phase. 

Response: This application does not include any new public sanitary sewer lines or facilities. A new 
sanitary sewer lateral is planned to connect Parcel 2 with an existing sanitary sewer main 
located near its west side. Installation of this sanitary lateral results in minor temporary 
disturbance to natural areas, however, these disturbances are planned to be restored 
following construction. The applicable criteria are met. 
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F.     Storm. A proposal shall be submitted for storm drainage and flood control including 
profiles of proposed drainageways with reference to the most recently adopted Storm 
Drainage Master Plan. 

Response: The application does not include new public or private stormwater facilities. Conceptual 
private stormwater facilities are included in Exhibit A and illustrate the type and location 
of stormwater management that may be used during new home construction. The City 
will ensure that stormwater has been managed pursuant to applicable criteria when the 
building permit application is submitted. The criterion can be met. 

85.180  Redivision Plan Requirement 

A redivision plan shall be required for a partition or subdivision, where the property could 
be developed at a higher density, under existing/proposed zoning, if all services were 
available and adequate to serve the use. 

Response: The application will not result in any parcels that can be further divided under the existing 
R-10 zoning designation or applicable overlay districts. The criteria do not apply. 

85.200  Approval Criteria 

No tentative subdivision or partition plan shall be approved unless adequate public 
facilities will be available to provide service to the partition or subdivision area prior to final 
plat approval and the Planning Commission or Planning Director, as applicable, finds that 
the following standards have been satisfied, or can be satisfied by condition of approval. 

A.     Streets. 

1.     General. The location, width and grade of streets shall be considered in their 
relation to existing and planned streets, to the generalized or reasonable 
layout of streets on adjacent undeveloped lots or parcels, to topographical 
conditions, to public convenience and safety, to accommodate various types 
of transportation (automobile, bus, pedestrian, bicycle), and to the proposed 
use of land to be served by the streets. The functional class of a street aids in 
defining the primary function and associated design standards for the facility. 
The hierarchy of the facilities within the network in regard to the type of traffic 
served (through or local trips), balance of function (providing access and/or 
capacity), and the level of use (generally measured in vehicles per day) are 
generally dictated by the functional class. The street system shall assure an 
adequate traffic or circulation system with intersection angles, grades, 
tangents, and curves appropriate for the traffic to be carried. Streets should 
provide for the continuation, or the appropriate projection, of existing 
principal streets in surrounding areas and should not impede or adversely 
affect development of adjoining lands or access thereto. 

To accomplish this, the emphasis should be upon a connected continuous 
pattern of local, collector, and arterial streets rather than discontinuous 
curvilinear streets and cul-de-sacs. Deviation from this pattern of connected 
streets should only be permitted in cases of extreme topographical challenges 
including excessive slopes (35 percent-plus), hazard areas, steep 
drainageways, wetlands, etc. In such cases, deviations may be allowed but the 
connected continuous pattern must be reestablished once the topographic 
challenge is passed. Streets should be oriented with consideration of the sun, 
as site conditions allow, so that over 50 percent of the front building lines of 
homes are oriented within 30 degrees of an east-west axis. 

Internal streets are the responsibility of the developer. All streets bordering 
the development site are to be developed by the developer with, typically, half-
street improvements or to City standards prescribed by the City Engineer. 
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Additional travel lanes may be required to be consistent with adjacent road 
widths or to be consistent with the adopted Transportation System Plan (TSP) 
and any adopted updated plans. 

An applicant may submit a written request for a waiver of abutting street 
improvements if the TSP prohibits the street improvement for which the 
waiver is requested. Those areas with numerous (particularly contiguous) 
under-developed or undeveloped tracts will be required to install street 
improvements. When an applicant requests a waiver of street improvements 
and the waiver is granted, the applicant shall pay an in-lieu fee equal to the 
estimated cost, accepted by the City Engineer, of the otherwise required street 
improvements. As a basis for this determination, the City Engineer shall 
consider the cost of similar improvements in recent development projects and 
may require up to three estimates from the applicant. The amount of the fee 
shall be established prior to the Planning Commission’s decision on the 
associated application. The in-lieu fee shall be used for in kind or related 
improvements. 

Streets shall also be laid out to avoid and protect tree clusters and significant 
trees, but not to the extent that it would compromise connectivity 
requirements per this subsection (A)(1), or bring the density below 70 percent 
of the maximum density for the developable net area. The developable net 
area is calculated by taking the total site acreage and deducting Type I and II 
lands; then up to 20 percent of the remaining land may be excluded as 
necessary for the purpose of protecting significant tree clusters or stands as 
defined in CDC 55.100(B)(2). 

Response: Given the pattern of existing development and topographical constraints near the subject 
site, the application does not include any additional public street improvements in the 
Evah Lane right-of-way (Evah Lane improvements were recently agreed to by the City and 
the Applicant during a 3-parcel partition of Tax Lot 3800 immediately west of the subject 
site). The applicable criteria are met. 

2.     Right-of-way widths shall depend upon which classification of street is 
proposed. The right-of-way widths are established in the adopted TSP. 

3.     Street widths. Street widths shall depend upon which classification of street is 
proposed. The classifications and required cross sections are established in 
the adopted TSP. 

Response: Evah Lane is classified as a local street in the City of West Linn’s TSP. Given the pattern of 
existing development near the subject property and topographic constraints, the City has 
requested a limited improvement to Evah Lane as described above. 

4.     The decision-making body shall consider the City Engineer’s 
recommendations on the desired right-of-way width, pavement width and 
street geometry of the various street types within the subdivision after 
consideration by the City Engineer of the following criteria: 

a.     The type of road as set forth in the Transportation Master Plan. 

b.     The anticipated traffic generation. 

c.     On-street parking requirements. 

d.     Sidewalk and bikeway requirements. 

e.     Requirements for placement of utilities. 

f.     Street lighting. 
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g.     Drainage and slope impacts. 

h.     Street trees. 

i.     Planting and landscape areas. 

j.     Existing and future driveway grades. 

k.     Street geometry. 

l.     Street furniture needs, hydrants. 

Response: The Applicant’s Engineer (AKS Engineering & Forestry) worked with the City Engineer to 
determine appropriate improvements to Evah Lane that work for this project, recognizing 
the existing pattern of development and challenging topography in the area. Public street 
improvements are illustrated in Exhibit A and are tied to the City’s approval of a 3-parcel 
partition of Tax Lot 3800. The criteria are met. 

5.     Additionally, when determining appropriate street width, the decision-
making body shall consider the following criteria: 

a.     When a local street is the only street serving a residential area and is 
expected to carry more than the normal local street traffic load, the 
designs with two travel and one parking lane are appropriate. 

b.     Streets intended to serve as signed but unstriped bike routes should 
have the travel lane widened by two feet. 

c.     Collectors should have two travel lanes and may accommodate some 
parking. Bike routes are appropriate. 

d.     Arterials should have two travel lanes. On-street parking is not 
allowed unless part of a Street Master Plan. Bike lanes are required 
as directed by the Parks Master Plan and Transportation Master 
Plan. 

Response: The Applicant’s Engineer (AKS Engineering & Forestry) worked with the City Engineer to 
determine improvements to Evah Lane that are appropriate for the subject project, 
recognizing the existing pattern of development and challenging topography in the area. 
Public street improvements are illustrated in Exhibit A and are tied to the City’s approval 
of a 3-parcel partition of Tax Lot 3800. The criteria are met. 

6.     Reserve strips. Reserve strips or street plugs controlling the access to streets 
are not permitted unless owned by the City. 

7.     Alignment. All streets other than local streets or cul-de-sacs, as far as 
practical, shall be in alignment with existing streets by continuations of the 
centerlines thereof. The staggering of street alignments resulting in “T” 
intersections shall, wherever practical, leave a minimum distance of 200 feet 
between the centerlines of streets having approximately the same direction 
and otherwise shall not be less than 100 feet. 

8.     Future extension of streets. Where necessary to give access to or permit a 
satisfactory future subdivision of adjoining land, streets shall be extended to 
the boundary of the subdivision and the resulting dead-end streets may be 
approved without turnarounds. (Temporary turnarounds built to Fire 
Department standards are required when the dead-end street is over 100 feet 
long.) 
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9.     Intersection angles. Streets shall be laid out to intersect angles as near to right 
angles as practical, except where topography requires lesser angles, but in no 
case less than 60 degrees unless a special intersection design is approved. 
Intersections which are not at right angles shall have minimum corner radii 
of 15 feet along right-of-way lines which form acute angles. Right-of-way lines 
at intersections with arterial streets shall have minimum curb radii of not less 
than 35 feet. Other street intersections shall have curb radii of not less than 25 
feet. All radii shall maintain a uniform width between the roadway and the 
right-of-way lines. The intersection of more than two streets at any one point 
will not be allowed unless no alternative design exists. 

Response: Exhibit A shows that a recent 3-parcel partition of Tax Lot 3800 included street 
improvements that are limited to structural upgrades to a portion of Evah Lane necessary 
to accommodate service vehicles such as garbage and fire trucks. Additional street 
improvements are not included in the application.  The criteria do not apply. 

10.     Additional right-of-way for existing streets. Wherever existing street rights-of-
way adjacent to or within a tract are of inadequate widths based upon the 
standards of this chapter, additional right-of-way shall be provided at the time 
of subdivision or partition. 

Response: The Evah Lane right-of-way adjacent the subject property is of adequate width for the 
planned improvements.  Additional right-of-way is not necessary. The criterion does not 
apply. 

11.     Cul-de-sacs. 

a.     New cul-de-sacs and other closed-end streets (not including stub 
streets intended to be connected) on sites containing less than five 
acres, or sites accommodating uses other than residential or mixed 
use development, are not allowed unless the applicant demonstrates 
that there is no feasible alternative due to: 

1)     Physical constraints (e.g., existing development, the size or 
shape of the site, steep topography, or a fish bearing stream 
or wetland protected by Chapter 32 CDC), or 

2)     Existing easements or leases. 

b.     New cul-de-sacs and other closed-end streets, consistent with 
subsection (A)(11)(a) of this section, shall not exceed 200 feet in 
length or serve more than 25 dwelling units unless the design 
complies with all adopted Tualatin Valley Fire and Rescue (TVFR) 
access standards and adequately provides for anticipated traffic, 
consistent with the Transportation System Plan (TSP). 

c.     New cul-de-sacs and other closed-end streets (not including stub 
streets intended to be connected) on sites containing five acres or 
more that are proposed to accommodate residential or mixed use 
development are prohibited unless barriers (e.g., existing 
development, steep topography, or a fish bearing stream or wetland 
protected by Chapter 32 CDC, or easements, leases or covenants 
established prior to May 1, 1995) prevent street extensions. In that 
case, the street shall not exceed 200 feet in length or serve more than 
25 dwelling units, and its design shall comply with all adopted TVFR 
access standards and adequately provide for anticipated traffic, 
consistent with the TSP. 
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Response: This application does not include the creation of a new cul-de-sac. The criteria do not 
apply. 

d.     Applicants for a proposed subdivision, partition or a multifamily, 
commercial or industrial development accessed by an existing cul-
de-sac/closed-end street shall demonstrate that the proposal is 
consistent with all applicable traffic standards and TVFR access 
standards. 

Response: Tualatin Valley Fire & Rescue has indicated (see Exhibit E) that the partition can be 
adequately served by the existing street and turnaround located northeast of Tax Lot 
2817, north of the subject site, and via the private access to Parcel 1 from 14th Street. 
The criterion is met. 

e.     All cul-de-sacs and other closed-end streets shall include direct 
pedestrian and bicycle accessways from the terminus of the street to 
an adjacent street or pedestrian and bicycle accessways unless the 
applicant demonstrates that such connections are precluded by 
physical constraints or that necessary easements cannot be obtained 
at a reasonable cost. 

Response: This application demonstrates that physical constraints preclude bicycle or pedestrian 
connections to an adjacent street or pedestrian or bicycle accessway. The criterion is met. 

f.     All cul-de-sacs/closed-end streets shall terminate with a turnaround 
built to one of the following specifications (measurements are for the 
traveled way and do not include planter strips or sidewalks). 

Response: This application does not include any new cul-de-sacs. The criterion does not apply. 

12.     Street names. No street names shall be used which will duplicate or be 
confused with the names of existing streets within the City. Street names that 
involve difficult or unusual spellings are discouraged. Street names shall be 
subject to the approval of the Planning Commission or Planning Director, as 
applicable. Continuations of existing streets shall have the name of the 
existing street. Streets, drives, avenues, ways, boulevards, and lanes shall 
describe through streets. Place and court shall describe cul-de-sacs. Crescent, 
terrace, and circle shall describe loop or arcing roads. 

Response: This application does not include any new streets. The criterion does not apply. 

13.     Grades and curves. Grades and horizontal/vertical curves shall meet the West 
Linn Public Works Design Standards. 

Response: Exhibit A shows improvements tied to the City’s approval of a recent 3-parcel partition of 
Tax Lot 3800 (owned by the Applicant and immediately west of the subject site) that 
includes the reconstruction of a portion of the existing travel lane in Evah Lane. These 
improvements have been designed consistent with the City of West Linn’s Public Works 
Design Standards for street grade and horizontal/vertical curves.  The criterion is met. 

14.     Access to local streets. Intersection of a local residential street with an arterial 
street may be prohibited by the decision-making authority if suitable 
alternatives exist for providing interconnection of proposed local residential 
streets with other local streets. Where a subdivision or partition abuts or 
contains an existing or proposed major arterial street, the decision-making 
authority may require marginal access streets, reverse-frontage lots with 
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suitable depth, visual barriers, noise barriers, berms, no-access reservations 
along side and rear property lines, and/or other measures necessary for 
adequate protection of residential properties from incompatible land uses, 
and to ensure separation of through traffic and local traffic. 

Response: Exhibit A shows that the application does not include any new public streets. The subject 
site does not take access from an arterial street. The criterion does not apply. 

15.     Alleys. Alleys shall be provided in commercial and industrial districts unless 
other permanent provisions for access to off-street parking and loading 
facilities are made as approved by the decision-making authority. While alley 
intersections and sharp changes in alignment should be avoided, the corners 
of necessary alley intersections shall have radii of not less than 10 feet. Alleys 
may be provided in residential subdivisions or multi-family projects. The 
decision to locate alleys shall consider the relationship and impact of the alley 
to adjacent land uses. In determining whether it is appropriate to require 
alleys in a subdivision or partition, the following factors and design criteria 
should be considered: 

a.     The alley shall be self-contained within the subdivision. The alley 
shall not abut undeveloped lots or parcels which are not part of the 
project proposal. The alley will not stub out to abutting undeveloped 
parcels which are not part of the project proposal. 

b.     The alley will be designed to allow unobstructed and easy 
surveillance by residents and police. 

c.     The alley should be illuminated. Lighting shall meet the West Linn 
Public Works Design Standards. 

d.     The alley should be a semi-private space where strangers are tacitly 
discouraged. 

e.     Speed bumps may be installed in sufficient number to provide a safer 
environment for children at play and to discourage through or 
speeding traffic. 

f.     Alleys should be a minimum of 14 feet wide, paved with no curbs. 

Response: Exhibit A shows that the application does not include alleys. The criteria do not apply. 

16.     Sidewalks. Sidewalks shall be installed per CDC 92.010(H), Sidewalks. The 
residential sidewalk width is six feet plus planter strip as specified below. 
Sidewalks in commercial zones shall be constructed per subsection (A)(3) of 
this section. See also subsection C of this section. Sidewalk width may be 
reduced with City Engineer approval to the minimum amount (e.g., four feet 
wide) necessary to respond to site constraints such as grades, mature trees, 
rock outcroppings, etc., or to match existing sidewalks or right-of-way 
limitations. 

Response: After consulting with the City Engineer, it was determined that, due to the small number 
of residences in this area and significant topographical constraints, sidewalks along the 
site frontage are not necessary. The criterion is met. 

17.     Planter strip. The planter strip is between the curb and sidewalk providing 
space for a grassed or landscaped area and street trees. The planter strip shall 
be at least 6 feet wide to accommodate a fully matured tree without the boughs 
interfering with pedestrians on the sidewalk or vehicles along the curbline. 
Planter strip width may be reduced or eliminated, with City Engineer 
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approval, when it cannot be corrected by site plan, to the minimum amount 
necessary to respond to site constraints such as grades, mature trees, rock 
outcroppings, etc., or in response to right-of-way limitations. 

Response: A new planter strip on Evah Lane is not included in this application due to the existing 
surrounding development pattern and challenging topography. This street configuration 
has been reviewed and deemed acceptable by the City Engineer. The criterion is met. 

18.     Streets and roads shall be dedicated without any reservations or restrictions. 

Response: This application does not include any new public streets. The criterion does not apply. 

19.     All lots in a subdivision shall have access to a public street. Lots created by 
partition may have access to a public street via an access easement pursuant 
to the standards and limitations set forth for such accessways in Chapter 48 
CDC. 

Response: Exhibit A shows that both Parcels will have access to a public street. The applicable criteria 
in Chapter 48 have been met. The criterion is met. 

20.     Gated streets. Gated streets are prohibited in all residential areas on both 
public and private streets. A driveway to an individual home may be gated. 

Response: This application does not include any new gated streets. The criterion does not apply. 

21.     Entryway treatments and street isle design. When the applicant desires to 
construct certain walls, planters, and other architectural entryway treatments 
within a subdivision, the following standards shall apply: 

a.     All entryway treatments except islands shall be located on private 
property and not in the public right-of-way. 

b.     Planter islands may be allowed provided there is no structure (i.e., 
brick, signs, etc.) above the curbline, except for landscaping. 
Landscaped islands shall be set back a minimum of 24 feet from the 
curbline of the street to which they are perpendicular. 

c.     All islands shall be in public ownership. The minimum aisle width 
between the curb and center island curbs shall be 14 feet. Additional 
width may be required as determined by the City Engineer. 

d.     Brick or special material treatments are acceptable at intersections 
with the understanding that the City will not maintain these sections 
except with asphalt overlay, and that they must meet the Americans 
with Disabilities Act (ADA) standards. They shall be laid out to tie 
into existing sidewalks at intersections. 

e.     Maintenance for any common areas and entryway treatments 
(including islands) shall be guaranteed through homeowners 
association agreements, CC&Rs, etc. 

f.     Under Chapter 52 CDC, subdivision monument signs shall not 
exceed 32 square feet in area. 

Response: This application does not include any of the above listed entry treatments. The criteria do 
not apply. 

22.     Based upon the determination of the City Manager or the Manager’s 
designee, the applicant shall construct or cause to be constructed, or 
contribute a proportionate share of the costs, for all necessary off-site 
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improvements identified by the transportation analysis commissioned to 
address CDC 85.170(B)(2) that are required to mitigate impacts from the 
proposed subdivision. The proportionate share of the costs shall be 
determined by the City Manager or Manager’s designee, who shall assume 
that the proposed subdivision provides improvements in rough proportion to 
identified impacts of the subdivision. Off-site transportation improvements 
will include bicycle and pedestrian improvements as identified in the adopted 
City of West Linn TSP. 

Response: The City has not expressed a need to contribute toward any off-site improvements.  At 
time of building permit submittal, the property owner/builder of each new home will be 
required to pay system development charges (SDCs) to the City. A typical single-family 
home will pay approximately $40,765 in SDCs (City of West Linn, Master Fees and Charges 
Document, July 1, 2017), which are used to add capacity to the City’s street, water, 
sanitary sewer, storm sewer, and parks systems. 

B.     Blocks and lots. 

1.     General. The length, width, and shape of blocks shall be designed with due 
regard for the provision of adequate building sites for the use contemplated; 
consideration of the need for traffic safety, convenience, access, circulation, 
and control; and recognition of limitations and opportunities of topography 
and solar access. 

2.     Sizes. The recommended block size is 400 feet in length to encourage greater 
connectivity within the subdivision. Blocks shall not exceed 800 feet in length 
between street lines, except for blocks adjacent to arterial streets or unless 
topographical conditions or the layout of adjacent streets justifies a variation. 
Designs of proposed intersections shall demonstrate adequate sight distances 
to the City Engineer’s specifications. Block sizes and proposed accesses must 
be consistent with the adopted TSP. Subdivisions of five or more acres that 
involve construction of a new street shall have block lengths of no more than 
530 feet. If block lengths are greater than 530 feet, accessways on public 
easements or right-of-way for pedestrians and cyclists shall be provided not 
more than 330 feet apart. Exceptions can be granted when prevented by 
barriers such as topography, rail lines, freeways, pre-existing development, 
leases, easements or covenants that existed prior to May 1, 1995, or by 
requirements of Titles 3 and 13 of the UGMFP. If streets must cross water 
features protected pursuant to Title 3 UGMFP, provide a crossing every 800 
to 1,200 feet unless habitat quality or the length of the crossing prevents a full 
street connection. 

Response: Exhibit A shows that the application does not include any new streets, nor does it result 
in the creation of new blocks. The criteria do not apply. 

3.     Lot size and shape. Lot or parcel size, width, shape, and orientation shall be 
appropriate for the location of the subdivision or partition, for the type of use 
contemplated, for potential utilization of solar access, and for the protection 
of drainageways, trees, and other natural features. No lot or parcel shall be 
dimensioned to contain part of an existing or proposed street. All lots or 
parcels shall be buildable. “Buildable” describes lots that are free of 
constraints such as wetlands, drainageways, etc., that would make home 
construction impossible. Lot or parcel sizes shall not be less than the size 
required by the zoning code unless as allowed by planned unit development 
(PUD). 
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Depth and width of properties reserved or laid out for commercial and 
industrial purposes shall be adequate to provide for the off-street parking and 
service facilities required by the type of use proposed. 

Response: Exhibit A shows that the partition has been designed to create a sufficient area for a future 
home on Parcel 2 outside of protected water resource and habitat protection areas. 
Exhibit A also demonstrates that all parcels satisfy the minimum dimensional 
requirements for new parcels in the R-10 Zoning District. The criteria are met. 

4.     Access. Access to subdivisions, partitions, and lots shall conform to the 
provisions of Chapter 48 CDC, Access, Egress and Circulation. 

Response: As described under the responses to the applicable criteria in Chapter 48 above, said 
criteria are, or can be, met. 

5.     Double frontage lots and parcels. Double frontage lots and parcels have 
frontage on a street at the front and rear property lines. Double frontage lots 
and parcels shall be avoided except where they are essential to provide 
separation of residential development from arterial streets or adjacent non-
residential activities, or to overcome specific disadvantages of topography and 
orientation. A planting screen or impact mitigation easement at least 10 feet 
wide, and across which there shall be no right of access, may be required 
along the line of building sites abutting such a traffic artery or other 
incompatible use. 

Response: Exhibit A shows that the application does not result in new double frontage lots. The 
criteria do not apply. 

6.     Lot and parcel side lines. The lines of lots and parcels, as far as is practicable, 
should run at right angles to the street upon which they face, except that on 
curved streets they should be radial to the curve. 

Response: Exhibit A shows that the parcel lines run at right angles to the extent practical given the 
shape of the parent parcel. The criterion is met. 

7.     Flag lots. Flag lots can be created where it can be shown that no other 
reasonable street access is possible to achieve the requested land division. A 
single flag lot shall have a minimum street frontage of 15 feet for its accessway. 
Where two to four flag lots share a common accessway, the minimum street 
frontage and accessway shall be eight feet in width per lot. Common 
accessways shall have mutual maintenance agreements and reciprocal access 
and utility easements. The following dimensional requirements shall apply to 
flag lots: 

a.     Setbacks applicable to the underlying zone shall apply to the flag lot. 

b.     Front yard setbacks may be based on the rear property line of the lot 
or parcel which substantially separates the flag lot from the street 
from which the flag lot gains access. Alternately, the house and its 
front yard may be oriented in other directions so long as some 
measure of privacy is ensured, or it is part of a pattern of 
development, or it better fits the topography of the site. 

c.     The lot size shall be calculated exclusive of the accessway; the access 
strip may not be counted towards the area requirements. 
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d.     The lot depth requirement contained elsewhere in this code shall be 
measured from the rear property line of the lot or parcel which 
substantially separates the flag lot from the street from which the flag 
lot gains access. 

e.     As per CDC 48.030, the accessway shall have a minimum paved width 
of 12 feet. 

f.     If the use of a flag lot stem to access a lot is infeasible because of a 
lack of adequate existing road frontage, or location of existing 
structures, the proposed lot(s) may be accessed from the public street 
by an access easement of a minimum 15-foot width across 
intervening property. 

Response: The application does not include new flag lots. The criteria do not apply. 

8.     Large lots or parcels. In dividing tracts into large lots or parcels which, at 
some future time, are likely to be redivided, the approval authority may: 

a.     Require that the blocks be of such size and shape, and be so divided 
into building sites, and contain such easements and site restrictions 
as will provide for extension and opening of streets at intervals which 
will permit a subsequent division of any tract into lots or parcels of 
smaller size; or 

b.     Alternately, in order to prevent further subdivision or partition of 
oversized and constrained lots or parcels, restrictions may be 
imposed on the subdivision or partition plat. 

Response: This application does not result in parcels that can be further divided under the R-10 
zoning designation and other overlay districts. The criteria do not apply. 

C.    Pedestrian and bicycle trails. 

1.     Trails or multi-use pathways shall be installed, consistent and compatible 
with federal ADA requirements and with the Oregon Transportation Planning 
Rule, between subdivisions, cul-de-sacs, and streets that would otherwise not 
be connected by streets due to excessive grades, significant tree(s), and other 
constraints natural or manmade. Trails shall also accommodate bicycle or 
pedestrian traffic between neighborhoods and activity areas such as schools, 
libraries, parks, or commercial districts. Trails shall also be required where 
designated by the Parks Master Plan. 

2.     The all-weather surface (asphalt, etc.) trail should be eight feet wide at 
minimum for bicycle use and six feet wide at minimum for pedestrian use. 
Trails within 10 feet of a wetland or natural drainageway shall not have an all-
weather surface, but shall have a soft surface as approved by the Parks 
Director. These trails shall be contained within a corridor dedicated to the 
City that is wide enough to provide trail users with a sense of defensible space. 
Corridors that are too narrow, confined, or with vegetative cover may be 
threatening and discourage use. Consequently, the minimum corridor width 
shall be 20 feet. Sharp curves, twists, and blind corners on the trail are to be 
avoided as much as possible to enhance defensible space. Deviations from 
the corridor and trail width are permitted only where topographic and 
ownership constraints require it. 

3.     Defensible space shall also be enhanced by the provision of a three- to four-
foot-high matte black chain link fence or acceptable alternative along the 
edge of the corridor. The fence shall help delineate the public and private 
spaces. 
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4.     The bicycle or pedestrian trails that traverse multi-family and commercial 
sites should follow the same defensible space standards but do not need to be 
defined by a fence unless required by the decision-making authority. 

5.     Except for trails within 10 feet of a wetland or natural drainageway, soft 
surface or gravel trails may only be used in place of a paved, all-weather 
surface where it can be shown to the Planning Director that the principal users 
of the path will be recreational, non-destination-oriented foot traffic, and that 
alternate paved routes are nearby and accessible. 

6.     The trail grade shall not exceed 12 percent except in areas of unavoidable 
topography, where the trail may be up to a 15 percent grade for short sections 
no longer than 50 feet. In any location where topography requires steeper trail 
grades than permitted by this section, the trail shall incorporate a short stair 
section to traverse the area of steep grades. 

Response: This application does not include any new pedestrian or bicycle trails, as discussed earlier. 
The criteria do not apply. 

D.    Transit facilities. 

1.     The applicant shall consult with Tri-Met and the City Engineer to determine 
the appropriate location of transit stops, bus pullouts, future bus routes, etc., 
contiguous to or within the development site. If transit service is planned to 
be provided within the next two years, then facilities such as pullouts shall be 
constructed per Tri-Met standards at the time of development. More elaborate 
facilities, like shelters, need only be built when service is existing or 
imminent. Additional rights-of-way may be required of developers to 
accommodate buses. 

2.     The applicant shall make all transit-related improvements in the right-of-way 
or in easements abutting the development site as deemed appropriate by the 
City Engineer. 

3.     Transit stops shall be served by striped and signed pedestrian crossings of the 
street within 150 feet of the transit stop where feasible. Illumination of the 
transit stop and crossing is required to enhance defensible space and safety. 
ODOT approval may be required. 

4.     Transit stops should include a shelter structure bench plus eight feet of 
sidewalk to accommodate transit users, non-transit-related pedestrian use, 
and wheelchair users. Tri-Met must approve the final configuration. 

Response: The subject site is not located on an existing or planned transit route and subsequently 
transit improvements are not included in this application. The criteria do not apply. 

E.     Grading. Grading of building sites shall conform to the following standards unless 
physical conditions demonstrate the propriety of other standards: 

1.     All cuts and fills shall comply with the excavation and grading provisions of 
the Uniform Building Code and the following: 

a.    Cut slopes shall not exceed one and one-half feet horizontally to one foot 
vertically (i.e., 67 percent grade). 

b.    Fill slopes shall not exceed two feet horizontally to one foot vertically (i.e., 
50 percent grade). Please see the following illustration. 

2.     The character of soil for fill and the characteristics of lot and parcels made 
usable by fill shall be suitable for the purpose intended. 
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3.     If areas are to be graded (more than any four-foot cut or fill), compliance with 
CDC 85.170(C) is required. 

4.     The proposed grading shall be the minimum grading necessary to meet 
roadway standards, and to create appropriate building sites, considering 
maximum allowed driveway grades. 

5.     Type I lands shall require a report submitted by an engineering geologist, and 
Type I and Type II lands shall require a geologic hazard report. 

6.     Repealed by Ord. 1635. 

7.     On land with slopes in excess of 12 percent, cuts and fills shall be regulated 
as follows: 

a.     Toes of cuts and fills shall be set back from the boundaries of 
separate private ownerships at least three feet, plus one-fifth of the 
vertical height of the cut or fill. Where an exception is required from 
that requirement, slope easements shall be provided. 

b.     Cuts shall not remove the toe of any slope where a severe landslide or 
erosion hazard exists (as described in subsection (G)(5) of this 
section). 

c.     Any structural fill shall be designed by a registered engineer in a 
manner consistent with the intent of this code and standard 
engineering practices, and certified by that engineer that the fill was 
constructed as designed. 

d.     Retaining walls shall be constructed pursuant to Section 2308(b) of 
the Oregon State Structural Specialty Code. 

e.     Roads shall be the minimum width necessary to provide safe vehicle 
access, minimize cut and fill, and provide positive drainage control. 

8.     Land over 50 percent slope shall be developed only where density transfer is 
not feasible. The development will provide that: 

a.     At least 70 percent of the site will remain free of structures or 
impervious surfaces. 

b.     Emergency access can be provided. 

c.     Design and construction of the project will not cause erosion or land 
slippage. 

d.     Grading, stripping of vegetation, and changes in terrain are the 
minimum necessary to construct the development in accordance 
with subsection J of this section. 

Response: This application does not include any grading. The City will ensure compliance with the 
above standards is met if grading is proposed on the subject parcels. The criteria can be 
met. 

F.     Water. 

1.     A plan for domestic water supply lines or related water service facilities shall 
be prepared consistent with the adopted Comprehensive Water System Plan, 
plan update, March 1987, and subsequent superseding revisions or updates. 

2.     Adequate location and sizing of the water lines. 

3.     Adequate looping system of water lines to enhance water quality. 
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4.     For all non-single-family developments, there shall be a demonstration of 
adequate fire flow to serve the site. 

5.     A written statement, signed by the City Engineer, that water service can be 
made available to the site by the construction of on-site and off-site 
improvements and that such water service has sufficient volume and pressure 
to serve the proposed development’s domestic, commercial, industrial, and 
fire flows. 

Response: At the October 20, 2016 pre-application conference, the City indicated that sufficient 
water service was available to serve the subject parcels. Exhibit A shows that the service 
to the individual parcels is planned to be provided via laterals connecting to an existing 
water main in Evah Lane. Prior to final plat approval, the City will ensure that new water 
lines are adequately sized for domestic and emergency service. The criteria can be met. 

G.     Sewer. 

1.     A plan prepared by a licensed engineer shall show how the proposal is 
consistent with the Sanitary Sewer Master Plan (July 1989). Agreement with 
that plan must demonstrate how the sanitary sewer proposal will be 
accomplished and how it is gravity-efficient. The sewer system must be in the 
correct basin and should allow for full gravity service. 

2.     Sanitary sewer information will include plan view of the sanitary sewer lines, 
including manhole locations and depth or invert elevations. 

3.     Sanitary sewer lines shall be located in the public right-of-way, particularly 
the street, unless the applicant can demonstrate why the alternative location 
is necessary and meets accepted engineering standards. 

4.     Sanitary sewer line should be at a depth that can facilitate connection with 
down-system properties in an efficient manner. 

5.     The sanitary sewer line should be designed to minimize the amount of lineal 
feet in the system. 

6.     The sanitary sewer line shall avoid disturbance of wetland and drainageways. 
In those cases where that is unavoidable, disturbance shall be mitigated 
pursuant to Chapter 32 CDC, Water Resource Area Protection, all trees 
replaced, and proper permits obtained. Dual sewer lines may be required so 
the drainageway is not disturbed. 

7.     Sanitary sewer shall be extended or stubbed out to the next developable 
subdivision or a point in the street that allows for reasonable connection with 
adjacent or nearby properties. 

8.     The sanitary sewer system shall be built pursuant to DEQ, City, and Tri-City 
Service District sewer standards. The design of the sewer system should be 
prepared by a licensed engineer, and the applicant must be able to 
demonstrate the ability to satisfy these submittal requirements or standards 
at the pre-construction phase. 

9.     A written statement, signed by the City Engineer, that sanitary sewers with 
sufficient capacity to serve the proposed development and that adequate 
sewage treatment plant capacity is available to the City to serve the proposed 
development. 

Response: At the October 20, 2016 pre-application conference, the City indicated that sufficient 
sanitary sewer service was available to serve the subject parcels. Exhibit A shows that the 
service to Parcel 2 is planned to be provided via a lateral that connects to an existing 
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sanitary sewer main line located near the west side of Parcel 2. Temporary disturbance 
to the WRA will be necessary to make these connections. Temporary disturbances will be 
revegetated following construction. The applicable criteria are met. 

H.     Deleted during July 2014 supplement. 

I.     Utility easements. Subdivisions and partitions shall establish utility easements to 
accommodate the required service providers as determined by the City Engineer. The 
developer of the subdivision shall make accommodation for cable television wire in all 
utility trenches and easements so that cable can fully serve the subdivision. 

Response: Exhibit A shows that an 8-foot wide utility easement is located near the north end of 
Parcels 1 and 2. The criteria are met. 

J.     Supplemental provisions. 

1.     Wetland and natural drainageways. Wetlands and natural drainageways shall 
be protected as required by Chapter 32 CDC, Water Resource Area Protection. 
Utilities may be routed through the protected corridor as a last resort, but 
impact mitigation is required. 

Response: This application includes limited temporary disturbances to the WRA (not a wetland or 
water resource itself) necessary to connect a sanitary sewer lateral to Parcel 2 with an 
existing sanitary sewer main located near the west side of Parcel 2. The criterion is met. 

2.     Willamette and Tualatin Greenways. The Willamette and Tualatin River 
Greenways shall be protected as required by Chapter 28 CDC, Willamette and 
Tualatin River Protection. 

Response: Responses to the applicable criteria of Chapter 28 are included above. The applicable 
criteria are met. 

3.     Street trees. Street trees are required as identified in the appropriate section 
of the municipal code and Chapter 54 CDC. 

Response: This application does not include street trees. The criteria do not apply. 

4.     Lighting. All subdivision street or alley lights shall meet West Linn Public 
Works Design Standards. 

Response: This application does not include new streets or alleys nor lighting improvements to any 
existing streets. The criteria do not apply. 

5.     Dedications and exactions. The City may require an applicant to dedicate 
land and/or construct a public improvement that provides a benefit to 
property or persons outside the property that is the subject of the application 
when the exaction is roughly proportional. No exaction shall be imposed 
unless supported by a determination that the exaction is roughly proportional 
to the impact of development. 

Response: The City has not requested any dedication or exactions necessary to construct a planned 
public improvement.   

6.     Underground utilities. All utilities, such as electrical, telephone, and 
television cable, that may at times be above ground or overhead shall be 
buried underground in the case of new development. The exception would be 
in those cases where the area is substantially built out and adjacent properties 
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have above-ground utilities and where the development site’s frontage is 
under 200 feet and the site is less than one acre. High voltage transmission 
lines, as classified by Portland General Electric or electric service provider, 
would also be exempted. Where adjacent future development is expected or 
imminent, conduits may be required at the direction of the City Engineer. All 
services shall be underground with the exception of standard above-grade 
equipment such as some meters, etc. 

Response: When the franchise utilities are brought to the subject parcels, the property owner or 
builder will ensure that they are located underground. Exhibit A shows that an 8-foot 
utility easement has been included along the front of all three parcels to accommodate 
future franchise utility installation. The criteria can be met.   

7.     Density requirement. Density shall occur at 70 percent or more of the 
maximum density allowed by the underlying zoning. These provisions would 
not apply when density is transferred from Type I and II lands as defined in 
CDC 02.030. Development of Type I or II lands are exempt from these 
provisions. Land divisions of three lots or less would also be exempt. 

Response: The application includes a 2-parcel partition and is therefore exempt from this provision.  
The criterion does not apply. 

8.     Mix requirement. The “mix” rule means that developers shall have no more 
than 15 percent of the R-2.1 and R-3 development as single-family residential. 
The intent is that the majority of the site shall be developed as medium high 
density multi-family housing. 

Response: The subject site is not located in the above-listed zoning districts.  The criterion does not 
apply.    

9.     Heritage trees/significant tree and tree cluster protection. All heritage trees, 
as defined in the municipal code, shall be saved. Diseased heritage trees, as 
determined by the City Arborist, may be removed at his/her direction. All 
non-heritage trees and clusters of trees (three or more trees with overlapping 
dripline; however, native oaks need not have an overlapping dripline) that are 
considered significant by virtue of their size, type, location, health, or 
numbers shall be saved pursuant to CDC 55.100(B)(2). Trees are defined per 
the municipal code as having a trunk six inches in diameter or 19 inches in 
circumference at a point five feet above the mean ground level at the base of 
the trunk. 

Response: This application includes the removal of 2 of the 58 total trees on site, to accommodate 
utility service and a future residence on Parcel 2. Of these trees that are planned to be 
removed, 1 is exempt from the City’s tree preservation standards. The criteria are met. 

Chapter 92 - REQUIRED IMPROVEMENTS 

The following improvements shall be installed at the expense of the developer and 
meet all City codes and standards: 

A.     Streets within subdivisions. 

1.     All streets within a subdivision, including alleys, shall be graded for the full 
right-of-way width and improved to the City’s permanent improvement 
standards and specifications which include sidewalks and bicycle lanes, 
unless the decision-making authority makes the following findings: 
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a.     The right-of-way cannot be reasonably improved in a manner 
consistent with City road standards or City standards for the 
protection of wetlands and natural drainageways. 

b.     The right-of-way does not provide a link in a continuous pattern of 
connected local streets, or, if it does provide such a link, that an 
alternative street link already exists or the applicant has proposed an 
alternative street which provides the necessary connectivity, or the 
applicant has proven that there is no feasible location on the property 
for an alternative street providing the link. 

Response: The City Engineer has determined that, given the pattern of existing development in the 
area and the existing topography, public street improvements consistent with the City’s 
standard for local streets are not reasonable. Minor improvements to Evah Lane, that will 
accommodate additional use by service vehicles, are included in a prior 3-parcel partition 
submitted by the Applicant. The criteria are met. 

2.     When the decision-making authority makes these findings, the decision-
making authority may impose any of the following conditions of approval: 

a.     A condition that the applicant initiate vacation proceedings for all or 
part of the right-of-way. 

b.     A condition that the applicant build a trail, bicycle path, or other 
appropriate way. 

If the applicant initiates vacation proceedings pursuant to subsection 
(A)(2)(a) of this section, and the right-of-way cannot be vacated 
because of opposition from adjacent property owners, the City 
Council shall consider and decide whether to process a City-initiated 
street vacation pursuant to Chapter 271 ORS. 

Construction staging area shall be established and approved by the 
City Engineer. Clearing, grubbing, and grading for a development 
shall be confined to areas that have been granted approval in the land 
use approval process only. Clearing, grubbing, and grading outside 
of land use approved areas can only be approved through a land use 
approval modification and/or an approved Building Department 
grading permit for survey purposes. Catch basins shall be installed 
and connected to pipe lines leading to storm sewers or drainageways. 

Response: The City has not indicated a desire for additional right-of-way or bicycle or pedestrian 
trails. 

B.     Extension of streets to subdivisions. The extension of subdivision streets to the 
intercepting paving line of existing streets with which subdivision streets intersect 
shall be graded for the full right-of-way width and improved to a minimum street 
structural section and width of 24 feet. 

Response: New streets or extensions to abutting properties are not included in this application. The 
criterion does not apply. 

C.     Local and minor collector streets within the rights-of-way abutting a subdivision shall 
be graded for the full right-of-way width and approved to the City’s permanent 
improvement standards and specifications. The City Engineer shall review the need 
for street improvements and shall specify whether full street or partial street 
improvements shall be required. The City Engineer shall also specify the extent of 
storm drainage improvements required. The City Engineer shall be guided by the 
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purpose of the City’s systems development charge program in determining the extent 
of improvements which are the responsibility of the subdivider. 

Response: New streets or extensions to abutting properties are not included in this application. The 
criterion does not apply. 

D.     Monuments. Upon completion of the first pavement lift of all street improvements, 
monuments shall be installed and/or reestablished at every street intersection and all 
points of curvature and points of tangency of street centerlines with an iron survey 
control rod. Elevation benchmarks shall be established at each street intersection 
monument with a cap (in a monument box) with elevations to a U.S. Geological Survey 
datum that exceeds a distance of 800 feet from an existing benchmark. 

Response: Any monuments that are disturbed due to the street improvements included in Exhibit A 
will be reestablished in accordance with the provisions above. The criterion can be met. 

E.     Surface drainage and storm sewer system. A registered civil engineer shall prepare a 
plan and statement which shall be supported by factual data and comply with the 
standards for the improvement of public and private drainage systems located in the 
West Linn Public Works Design Standards. Developers are encouraged to adapt storm 
water management approaches that make use of natural systems and infiltration to 
manage storm runoff, including the use of vegetated swales, rain gardens, and other 
like systems where appropriate. 

Response: This application does not include development that results in a need for stormwater 
management. The owner/builder for each lot will submit their approach for managing 
stormwater on each parcel when a building permit is submitted. The criterion can be met. 

F.     Sanitary sewers. Sanitary sewers shall be installed to City standards to serve the 
subdivision and to connect the subdivision to existing mains. 

Response: The application includes a new sanitary sewer lateral to serve Parcel 2. Sanitary sewer 
service to the existing home on Parcel 1 will not be modified by this application. The 
criterion is met. 

1.     If the area outside the subdivision to be directly served by the sewer line has 
reached a state of development to justify sewer installation at the time, the 
Planning Commission may recommend to the City Council construction as 
an assessment project with such arrangement with the subdivider as is 
desirable to assure financing his or her share of the construction. 

2.     If the installation is not made as an assessment project, the City may 
reimburse the subdivider an amount estimated to be a proportionate share of 
the cost for each connection made to the sewer by property owners outside of 
the subdivision for a period of 10 years from the time of installation of the 
sewers. The actual amount shall be determined by the City Administrator 
considering current construction costs. 

Response: The City Engineer has not indicated a need for additional sanitary sewer improvements 
due to this application. 

G.     Water system. Water lines with valves and fire hydrants providing service to each 
building site in the subdivision and connecting the subdivision to City mains shall be 
installed. Prior to starting building construction, the design shall take into account 
provisions for extension beyond the subdivision and to adequately grid the City 
system. Hydrant spacing is to be based on accessible area served according to the City 
Engineer’s recommendations and City standards. If required water mains will directly 
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serve property outside the subdivision, the City may reimburse the developer an 
amount estimated to be the proportionate share of the cost for each connection made 
to the water mains by property owners outside the subdivision for a period of 10 years 
from the time of installation of the mains. If oversizing of water mains is required to 
areas outside the subdivision as a general improvement, but to which no new 
connections can be identified, the City may reimburse the developer that proportionate 
share of the cost for oversizing. The actual amount and reimbursement method shall 
be as determined by the City Administrator considering current or actual construction 
costs. 

Response: This application does not include water system improvements beyond a new lateral to 
serve Parcel 2. An existing water main and fire hydrant, able to accommodate new future 
homes on the subject parcels, are located in Evah Lane immediately north of the subject 
site. 

H.     Sidewalks. 

1.     Sidewalks shall be installed on both sides of a public street and in any special 
pedestrian way within the subdivision, except that in the case of primary or 
secondary arterials, or special type industrial districts, or special site 
conditions, the Planning Commission may approve a subdivision without 
sidewalks if alternate pedestrian routes are available. 

In the case of the double-frontage lots, provision of sidewalks along the 
frontage not used for access shall be the responsibility of the developer. 
Providing front and side yard sidewalks shall be the responsibility of the land 
owner at the time a request for a building permit is received. Additionally, 
deed restrictions and CC&Rs shall reflect that sidewalks are to be installed 
prior to occupancy and it is the responsibility of the lot or homeowner to 
provide the sidewalk, except as required above for double-frontage lots. 

2.     On local streets serving only single-family dwellings, sidewalks may be 
constructed during home construction, but a letter of credit shall be required 
from the developer to ensure construction of all missing sidewalk segments 
within four years of final plat approval pursuant to CDC 91.010(A)(2). 

3.     The sidewalks shall measure at least six feet in width and be separated from 
the curb by a six-foot minimum width planter strip. Reductions in widths to 
preserve trees or other topographic features, inadequate right-of-way, or 
constraints, may be permitted if approved by the City Engineer in 
consultation with the Planning Director. 

4.     Sidewalks should be buffered from the roadway on high volume arterials or 
collectors by landscape strip or berm of three and one-half-foot minimum 
width. 

5.     The City Engineer may allow the installation of sidewalks on one side of any 
street only if the City Engineer finds that the presence of any of the factors 
listed below justifies such waiver: 

a.     The street has, or is projected to have, very low volume traffic density; 

b.     The street is a dead-end street; 

c.     The housing along the street is very low density; or 

d.     The street contains exceptional topographic conditions such as steep 
slopes, unstable soils, or other similar conditions making the location 
of a sidewalk undesirable. 
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Response: The City Engineer has determined that sidewalks on Evah Lane, abutting the subject site, 
are not appropriate. The criteria do not apply. 

I.     Bicycle routes. If appropriate to the extension of a system of bicycle routes, existing 
or planned, the Planning Commission may require the installation of separate bicycle 
lanes within streets and separate bicycle paths. 

Response: The subject site does not lie along an existing or planned bike route. The criterion does 
not apply. 

J.     Street name signs. All street name signs and traffic control devices for the initial 
signing of the new development shall be installed by the City with sign and installation 
costs paid by the developer. 

Response: The application does not include any new streets or intersections. The criterion does not 
apply. 

K.     Dead-end street signs. Signs indicating “future roadway” shall be installed at the end 
of all discontinued streets. Signs shall be installed by the City per City standards, with 
sign and installation costs paid by the developer. 

Response: The application does not include any new dead-end streets. The criterion does not apply. 

L.     Signs indicating future use shall be installed on land dedicated for public facilities 
(e.g., parks, water reservoir, fire halls, etc.). Sign and installation costs shall be paid by 
the developer. 

Response: The application does not include any land dedicated for future public parks or other civic 
uses. The criterion does not apply. 

M.     Street lights. Street lights shall be installed and shall be served from an underground 
source of supply. The street lighting shall meet IES lighting standards. The street 
lights shall be the shoe-box style light (flat lens) with a 30-foot bronze pole in 
residential (non-intersection) areas. The street light shall be the cobra head style (drop 
lens) with an approximate 50-foot (sized for intersection width) bronze pole. The 
developer shall submit to the City Engineer for approval of any alternate residential, 
commercial, and industrial lighting, and alternate lighting fixture design. The 
developer and/or homeowners association is required to pay for all expenses related 
to street light energy and maintenance costs until annexed into the City. 

Response: The application does not include any new street lighting. The criterion does not apply. 

N.     Utilities. The developer shall make necessary arrangements with utility companies or 
other persons or corporations affected for the installation of underground lines and 
facilities. Electrical lines and other wires, including but not limited to communication, 
street lighting, and cable television, shall be placed underground. 

Response: Utility providers will be contacted when new utility construction begins. All new electrical, 
and other franchise utilities for Parcel 2 will be located underground. Utility service to 
Parcel 1 is not anticipated to be modified by this application. The criteria can be met. 

O.     Curb cuts and driveways. Curb cuts and driveway installations are not required of the 
subdivider at the time of street construction, but, if installed, shall be according to City 
standards. Proper curb cuts and hard-surfaced driveways shall be required at the time 
buildings are constructed. 

Response: The application does not include new curb cuts. The criterion does not apply. 
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P.     Street trees. Street trees shall be provided by the City Parks and Recreation 
Department in accordance with standards as adopted by the City in the Municipal 
Code. The fee charged the subdivider for providing and maintaining these trees shall 
be set by resolution of the City Council. 

Response: The application does not include street trees. The criterion does not apply. 

Q.     Joint mailbox facilities shall be provided in all residential subdivisions, with each joint 
mailbox serving at least two, but no more than eight, dwelling units. Joint mailbox 
structures shall be placed in the street right-of-way adjacent to roadway curbs. 
Proposed locations of joint mailboxes shall be designated on a copy of the tentative 
plan of the subdivision, and shall be approved as part of the tentative plan approval. 
In addition, sketch plans for the joint mailbox structures to be used shall be submitted 
and approved by the City Engineer prior to final plat approval. 

Response: The application does not include a subdivision. The criterion does not apply. 

92.020  Improvements In Partitions 

The same improvements shall be installed to serve each parcel of a partition as are required 
of a subdivision. However, if the approval authority finds that the nature of development 
in the vicinity of the partition makes installation of some improvements unreasonable, at 
the written request of the applicant those improvements may be waived. If the street 
improvement requirements are waived, the applicant shall pay an in-lieu fee for off-site 
street improvements, pursuant to the provisions of CDC 85.200(A)(1). 

In lieu of accepting an improvement, the Planning Director may recommend to the City 
Council that the improvement be installed in the area under special assessment financing 
or other facility extension policies of the City. 

Response: The City Engineer has determined that certain public improvements are unreasonable in 
the context of this partition application.   

IV. Conclusion 
The required findings have been made and this written narrative and accompanying documentation 
demonstrate the application is consistent with the applicable provisions of the City of West Linn 
Community Development Code. The evidence in the record is substantial and supports approval of the 
application. City staff can rely upon this information in their approval of the application.



 

 

 
 

 
 
 
 
 
 
 
 

 
 
 
 
 

Exhibit A: Preliminary Partition Plans 
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Exhibit B: Partition Application Form 
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Exhibit C: Verification of Property Ownership 
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Customer Service Department
121 SW Morrison St., Suite 300
Portland, OR 97204
Phone: 503.219.TRIO (8746)
Fax: 503.790.7872
Email: cs.portland@firstam.com
Date: 1/26/2017

OWNERSHIP INFORMATION
Owner: Patrick Obrien Parcel #: 00750789

Coowner: Ref Parcel #: 31E02BC04001
Site: 1236 14th St West Linn 97068-4529 TRS: T: 03S R: 01E S: 02 Q: NW
Mail: 8037 SW 17th Ave Portland OR 97219 County: Clackamas

PROPERTY DESCRIPTION
Map Grid: 716-G3

Census Tract: 020700 Block: 3013
Neighborhood: WILLAMETTE

School Dist: 3J WEST LINN-WILSONVILLE
Subdiv/Plat: Willamette & Tualatin Tracts
Land Use: RSFR SINGLE FAMILY RESIDENCE

Zoning: West Linn-R10 Low Density Residential
Waterfront: Tualatin River
Watershed: Fanno Creek-Tualatin River

Legal: 198 WILLAMETTE&TUALATIN TR PT LTS 
41 44&45 & PT VAC ST|Y|177916

ASSESSMENT AND TAXATION 
Market Land: $365,655
Market Impr: $514,370
Market Total: $880,025 (2016)
% Improved: 58

Assessed Total: $648,513 (2016)
Levy Code: 003-002

Tax: $11,750.96 (2016) 
Millage Rate: 18.6254

PROPERTY CHARACTERISTICS
Bedrooms: 5 Building Area: 4,221 SqFt Year Built: 1980

Baths, Total: 3.50 First Floor: 1,428 SqFt Eff Year Built:
Baths, Full: 3 Second Floor: 1,464 SqFt Lot Size: 1.93 Acres 
Baths, Half: 1 Basement Fin: 694 SqFt Lot Size: 84,223 SqFt
Total Units: 1 Basement Unfin: Lot Width:
# Stories: 2.00 Basement Total: 694 SqFt Lot Depth:

# Fireplaces: 1 Attic Fin: Roof Material:
Cooling: No Attic Unfin: Roof Shape:
Heating: Heat Pump Attic Total:

Ext Walls: 2 Garage:
Building Style: 15 Single family res, class 5 Const Type: 7.0

SALES AND LOAN INFORMATION
Owner Date Doc # Sale Price Deed Type Loan Amt Loan Type
OBRIEN,PATRICK R & DEBORAH 07/28/06 0000069328 Trust $500,000 Conv/Unk
OBRIEN,PATRICK R & DEBORAH 04/22/05 0000036079 Trust $319,000 Conv/Unk
OBRIEN,PATRICK R & DEBORAH 01/20/05 0000005662 Trust $311,000 Conv/Unk

01/01/99 1999-004290
This title information has been furnished without charge, in conformance with the guidelines approved by the State of Oregon Insurance Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate 

insureds. Indiscriminate use only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.



This map/plat is being furnished as an aid in locating the herein described land in relation to 
adjoining streets, natural boundaries and other land, and is not a survey of the land depicted. 
Except to the extent a policy of title insurance is expressly modified by endorsement, if any, the
company does not insure dimensions, distances, location of easements, acreage or other matters 
shown thereon.



This map/plat is being furnished as an aid in locating the herein described land in relation to 
adjoining streets, natural boundaries and other land, and is not a survey of the land depicted. 
Except to the extent a policy of title insurance is expressly modified by endorsement, if any, the
company does not insure dimensions, distances, location of easements, acreage or other matters 
shown thereon.









 

 

 
 

 
 
 
 
 
 
 
 
 
 
 

 
Exhibit D: HCA Map Redesignation Request 
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Evah Lane 2-Parcel Partition HCA Map Redesignation 

DATE: November 1, 2017 

TO: Peter Spir—City of West Linn Planning Department 

FROM: Haley Smith, MNR, Natural Resource Specialist, AKS Engineering & Forestry, LLC 

SUBJECT:  HCA Map Verification and Redesignation 

PROJECT:  Evah Lane 2-Parcel Partition  

 

Introduction and Background 

This memorandum is for Tax Lots 3800 and 4001 of Tax Map 3 1E 02BC located in West Linn, 
Clackamas County, Oregon. The study area contains one residential home and mapped Metro 
Habitat Conservation Area (HCA) on the study area. The Tualatin River flows easterly within 200 feet 
of the study area. The City of West Linn uses the Metro HCA map to identify habitat conservation 
areas of value within the City. The study area contains Moderate value HCA along the southern 
property boundary. This memorandum addresses the Metro HCA mapped on-site boundary as it is 
believed that the boundary is in need for redesignation on the study area. 
 

Revision of the HCA Map Boundary 

Per West Linn Community Development Code (CDC) Chapter 28 Willamette and Tualatin River 
Protection, Section 28.070, Planning Director Verification of Metro Habitat Protection Map Boundaries: 

A) The HCA map is the basis for identifying and designating the habitat conservation areas in the 
City. It is inevitable, given the large area that Metro’s HCA Map covers, that there may be some 
errors. In cases where, for example, three properties share the same contours and the same 
natural features but the map shows the middle lot with an HCA designation on it, it is reasonable 
to question the accuracy of that HCA designation. Using tree overstory as the sole basis for HCA 
designation will also allow a change in designation since trees are already protected in the 
municipal code and Chapters 55 and 85 CDC.  

Per the Metro Urban Growth Management Functional Plan (UGMFP) Title 13 Section 3.07.13d. 
Administrating the Habitat Conservation Areas map and Site Level Verification of Habitat Location: 
d.4.Aii 2- “In terms of mapping the location of habitat, the only allowed corrections to the vegetative 
cover status of a property are those based on an area being developed prior to the local program 
effective date and those based on errors made at the time the vegetative cover status was determined 
based on analysis of the aerial photographs used to create the Metro Vegetative Cover Map (for the 
original map, aerial photos used were Metro’s summer 2002 photos) and application of the vegetative 
cover definitions provided in the footnotes to Table 3.07-13d.”  
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The residential property on the study area was developed prior to 2002. Aerial photos show the home 
was built before 1991. A review of the summer 2002 aerial photo indicates that, the HCA does not 
clearly follow vegetation cover of tree overstory (see attached). Additionally, vegetation cover in the 
study area has not significantly changed since the summer of 2002. 

CDC Chapter 28.070 (B) 

B) The planning director shall verify the appropriate HCA or non-HCA designation by site visits or 
consultations with Metro or by other means. Determination is based on whether the Metro 
criteria are met or whether the Metro designation was based solely on tree overstory in which 
case a redesignation is appropriate. In cases where the determination is that the map is 
incorrect, the Planning Director will make a written finding of this as well as the site conditions 
that led to that conclusion.  

As previously demonstrated, the Metro designation was based solely on tree overstory and a 
redesignation is therefore appropriate. A site visit and wetland delineation of the study area was 
conducted by AKS Engineering & Forestry, LLC (AKS) in January 2017. A portion of a pond with 
connecting drainages and a fringe wetland was delineated within the study area boundary. The wetland 
features extend off-site to the south towards the Tualatin River. The vegetation observed on site was 
non-native and/or invasive. The study area north of the wetland contains two small clusters of Douglas 
fir (Pseudotsuga menziesii) and red alder (Alnus rubra). The understory is predominately Himalayan 
blackberry (Rubus armeniacus), tall fescue (Schedonorus arundinaceus), and colonial bentgrass (Agrostis 
capillaris). Himalayan blackberry is considered an invasive species. The middle portion of the study area 
north of the wetland is also predominately Himalayan blackberry, along with reed canarygrass (Phalaris 
arundinacea). No vegetative overstory is present in this portion of the study area. 

Per Metro Title 13:3.07.1340 d. Administering the Habitat Conservation Areas Map and Site Level 
Verification of Habitat Location d. (4) Habitat Boundaries (A) Location riparian habitat and determine its 
habitat class is a five step process. 

(i) Step 1. Locate the water feature that is the basis for identifying riparian habitat: 1) Locate 
the top of the bank of all streams, rivers, and open water within 200 feet of the property; 2) 
Locate all flood areas within 100 feet of the property; 3) Locate all wetlands within 150 feet 
of the property based on the local wetland inventory map (if completed) and on the Metro 
2004 Wetland Inventory Map. Identified wetlands shall be further delineation consistent 
with methods currently accepted by the Oregon Division of State Lands and the US Army 
Corps of Engineers.  

All wetland and water features were identified on the study area as described above. The Tualatin River 
was identified on the LWI within 200 feet of the study area, as well as a wetland. A floodplain boundary 
was identified on the study area and mapped. The wetland was delineated by AKS Natural Resource 
Specialists and professionally surveyed by AKS. The wetland boundary is consistent with the City of West 
Linn’s Water Resource Area (WRA) map.   
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(ii) Step 2. Identify the vegetative cover status of all areas on the property that are within 200 
feet of the top of bank of streams, river and open water, are wetlands or are within 150 feet 
of wetlands, and are flood areas and within 100 feet of flood areas. 

The HCA is low quality due to the dominance of non-native and invasive plant species. The hillslope on the 
study area is vegetated with Himalayan blackberry with no overstory coverage. The remaining area bordering 
the drainage and wetland consists of mowed field grasses. The HCA map does not follow the vegetative 
overstory based on the 2002 summer aerial and overstory currently present. The HCA boundary lines are not 
consistent with the natural features of the property and should be redesignated based on the present canopy 
cover, as shown on attached Figure 1 and Representative Site Photographs. 
 
Summary 
This memo proposes a redesignation of the HCA map to align with the native tree canopy cover and habitat 
conditions on-site. The purpose of the HCA is to provide overlapping continuous canopy for wildlife. The study 
area is characterized by disconnected vegetation and canopy cover. The northern portion of the HCA does not 
contain a tree overstory matching the HCA mapped boundary and the majority of groundcover is dominated 
by invasive Himalayan blackberry. This area is of low habitat value and should not be mapped as HCA. 
 
Please do not hesitate to contact me with any questions regarding this memo.  
 

 
 
Haley Smith, MNR 
Natural Resources Specialist 
Fieldwork and Report Preparation 
 
List of Attachments 
West Linn HCA Map 
HCA Redesignation Plan  
Representative Site Photographs 
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                                                                                                           HCA Redesigna on, West Linn OR 
Representa ve Photos | AKS Job #5579 

Photos taken by Haley Smith, November 11, 2016 

Photo C. View west of mapped HCA. Photo D. View facing north of vegeta on in mapped HCA. 

Photo A. View facing northeast of slope and mapped HCA. Photo B. View facing northwest of slope and mapped HCA. 
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Introduction and Background 
AKS Engineering & Forestry, LLC (AKS), was contracted by O’Brien Constructors, LLC to conduct a Natural 
Resource Assessment for Tax Lots 3800 and 4001 of Tax Map 3 1E 02BC located in West Linn, Clackamas 
County, Oregon (Figures 1 and 2).  
 
This report describes the results of the on-site portions of one palustrine scrub-shrub/emergent 
(PSS/PEM) wetland and associated Water Resource Area (WRA) buffer within the Tualatin River 
watershed. In addition, Moderate Value Title 13 Habitat Conservation Areas (HCA) is mapped extending 
throughout the majority of the site. A Habitat Conservation Area (HCA) Map Redesignation memo is 
being submitted concurrently with this report to the City of West Linn Planning Department. The project 
(referred to as Evah Lane 2-Parcel Partition) consists of a two-parcel partition of tax lot 4001. No 
development is proposed at this time, and no impacts to the WRA or HCA will occur.  
 
This report has been prepared to meet City of West Linn Community Development Code (CDC) Chapter 
28, Willamette and Tualatin River Protection, and Chapter 32, Water Resource Area Protection. 
 
Existing Site Conditions  
The study area consists of one single-family home on a slope overlooking the Tualatin River. The slope is 
dominated by invasive Himalayan blackberry (Rubus armeniacus). A portion of a constructed pond is at 
the bottom of the slope along the southern property boundary. The pond, along with associated 
drainages, are within a portion of wetland present within the project site, and extens off-site to the 
south towards the Tualatin River. Topography on-site consists of a steep hillslope (greater than 25% 
slope) to the northeast that becomes more gradual (less than 25% slope) moving west. The hillslope 
slopes south towards the wetland and pond.  
 
According to the Clackamas County hydric soils list and the Natural Resources Conservation Service’s 
(NRCS) Soil Survey Map for Clackamas County, the following soil units are mapped within the study area 
(Figure 3): 
 

• Unit 19 – Cloquato silt loam, non-hydric, with 2% hydric Wapato and 1% hydric Aquolls in 
floodplains. 

• Unit 91C – Woodburn silt loam, 8% to 15% slopes, non-hydric, with 2% hydric Dayton in non-
floodplain terraces and 15% hydric Aquolls in floodplains 

 
According to the City of West Linn’s Local Wetland Inventory (LWI) map, one field verified wetland is 
mapped on the project site (Figure 4). Our study agrees with the location and mapping of the on-site 
wetland. The City also maintains a Water Resource Area (WRA) map that illustrates the approximate 
boundary of a wetland in the vicinity of LWI-and field-verified wetland (Figure 5). Lastly, the City 
maintained HCA map shows Moderate Value HCA mapped on the majority of the project site (Figure 6). 
As discussed in more detail in the November 1, 2017memo that suggests a redesignation of the HCA on 
the site, the City’s HCA mapping incorrectly includes area of the site that do not include habitat areas. 
 
Existing Protected Water Features 
The methodology used for determining the presence of wetlands followed the U.S. Army Corps of 
Engineers’ (Corps) Wetlands Delineation Manual (Environmental Laboratory 1987) and the Regional 
Supplement to the Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and 
Coast Region (Version 2.0) (Corps 2010), used by both the Corps and the Oregon Department of State 
Lands (DSL).  
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A site visit was conducted on January 24, 2017 by AKS Natural Resource Specialist Haley Smith, MNR, to 
determine whether potentially jurisdictional wetland and waters were present on site. The boundary of 
one wetland, which includes a portion of a constructed pond and two drainages, was delineated on the 
project site. The wetland boundary was flagged by AKS and professionally land surveyed by AKS. The 
location of the wetland boundary is shown on Figure 7. The wetland determination data sheets are 
included in Appendix A.  
 
The PSS/PEM wetland is located in the southern portion of the project site and extends off site to the 
south towards the Tualatin River. The on-site portion of the wetland belongs to the Slope 
Hydrogeomorphic (HGM) sub-classification. The wetland is dominated by reed canarygrass (Phalaris 
arundinacea, FACW), Himalayan blackberry (Rubus armeniacus, FAC), American speedwell (Veronica 
americana, OBL), tall fescue (Schedonorus arundinaceus, FAC), and red alder (Alnus rubra, FAC). The soils 
in the wetland are low chroma (chroma of 2 or less) and display prominent redoximorphic features, 
meeting hydric soil indicator F6 Redox Dark Surface. A water table was present within 12 inches from 
the surface, meeting primary wetland hydrology indicators. The wetland boundary is based on a change 
in topography from hillslope to toe of the slope and a correlated change in hydrophytic vegetation. A 
small pond has been excavated in the northern boundary of the wetland and two drainage ditches 
within the wetland boundary drain into the pond.  
 
Extent of WRA 
According to Table 32-2, Required Width of WRA, in Chapter 32, Water Resource Area Protection of the 
City of West Linn’s CDC, the width of the WRA setback varies on the type of feature (wetland, water, 
type of water, and riparian corridor) and slope adjacent to each Protected WRA Resource. Based on the 
City’s criteria, the table below summarizes the WRA setback widths associated with wetland delineated 
on the project site.  
 
Table 1.  Summary of Protected WRA Resource and Associated Width of WRA 

 
Protected WRA Resource 

Slope Adjacent to Protected WRA 
Resource  

Width of WRA Setback  
(feet) 

Water Resource (Wetland) < 25%  65 
Water Resource (Wetland) >25% with distinct top of slope 50 from top of slope 
Water Resource (Wetland) >25% with no distinct top of slope 200 

 
The WRA setback and size surrounding the Protected WRA Resource is shown on the attached Site Plan 
(Figure 7). The setback extends from the edge of the delineated wetland boundary. 
 
Existing Condition of the WRA  
The existing condition of the on-site WRA was determined based on the presence of native vegetation, 
water features, and slope, consistent with CDC Section 32.050.F. The existing condition of the on-site 
WRA is described by two vegetative communities, documented at VECO Plots A and B. In general, the 
WRA within the project boundaries consists of invasive Himalayan blackberry, non-native grasses, and 
some native tree canopy.  
 
The vegetation community documented at VECO Plot A represents the vegetation along the hillslope 
with less than 25% slope. The dominant vegetation includes Himalayan blackberry (Rubus armeniacus) 
and reed canarygrass (Phalaris arundinacea). A cluster of native trees (Douglas fir, big-leaf maple, and 
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red alder) are rooted on the western boundary of the plot. The vegetation community associated with 
VECO Plot A is determined to be in degraded condition. 
 
The vegetation community documented at VECO Plot B represents the vegetation along the steep 
(greater than 25%) slopes portion of the hillslope. The dominant vegetation includes Himalayan 
blackberry (Rubus armeniacus), Douglas fir (Pseudotsuga menziesii), big-leaf maple (Acer macrophyllum), 
Oregon white oak (Quercus garryana), and pacific dogwood (Cornus nuttallii). The vegetation 
community associated with VECO Plot B is determined to be in marginal condition.  
 
The data sheets for VECO Plots A and B are included in Appendix B, and the plot locations are shown on 
Figure 7. Representative photos documenting the existing conditions of the site are included in 
Appendix C. 
 
Project 
The project involves a two-parcel partition of tax lot 4001. The partition will divide the lot on the west 
side, separating the existing residence from the open space to the west. The project follows CDC Section 
28.110.H and will maintain buildable land on the divided parcels. No development is proposed and no 
impacts will occur. The Site Plan is included as Figure 7.  

Habitat Conservation Area – Basic Map Verification 
Based on our site visits, the City/Metro HCA map for the site appears to be incorrectly mapped. The HCA 
Map Redesignation Memo is being submitted by the applicant concurrently with this report.   
 
Summary 
A total of approximately 1.09 acres (+/- 47,896 square feet) of WRA buffer is present tax lot 4001, and it 
is in degraded condition. The project consists of a two-parcel partition of tax lot 4001 and it will not 
impact the on-site wetland or WRA; therefore, no mitigation is necessary for this project.  
 
Please do not hesitate to contact me if you have questions regarding this project.  
 
List of Preparers 

 
Haley Smith, MNR 
Natural Resource Specialist 
Fieldwork and Report Preparation 
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Appendix A:  Wetland Determination  
Data Sheets 

 

 
 
  



Project/Site: City/County: Sampling Date:

Applicant/Owner:            State: Sampling Point:

Investigator(s):                                                             Section, Township, Range:

Landform (hillslope, terrace, etc.):           Local relief (concave, convex, none): Slope (%):

Subregion (LRR): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes No (If no, explain in Remarks)

Are Vegetation 0 ,Soil 0 , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No 0

Are Vegetation 0 ,Soil 0 , or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

 Hydrophytic Vegetation Present? Yes X No 0

 Hydric Soil Present? Yes 0 No X  Is the Sampled Area

 Wetland Hydrology Present? Yes 0 No X  within a Wetland? Yes No

Absolute Dominant Indicator Dominance Test worksheet:

Tree Stratum (Plot size:__30' r__) % Cover Species? Status Number of Dominant Species  

1. 0 That Are OBL, FACW, or FAC: (A)

2. 0

3. 0 Total Number of Dominant   

4. 0 Species Across All Strata: (B)

0% = Total Cover

Sapling/Shrub Stratum (Plot size:__10' r__) Percent of Dominant Species

1. 10% Yes FAC That Are OBL, FACW, or FAC: (A/B)

2. 0 Prevalence Index worksheet:

3. 0         Total % Cover of:         Multiply by:                    

4. 0 OBL species x 1 =                      

5. 0 FACW species x 2 =                      

10% = Total Cover FAC species x 3 =                      

Herb Stratum (Plot size:__5' r__) FACU species x 4 =                      

1. 25% Yes FAC UPL species x 5 =                      

2. 25% Yes FAC Column Totals: (A) (B)

3. 25% Yes FAC Prevalence Index  = B/A =     

4. 10% No FACW Hydrophytic Vegetation Indicators: 

5. 5% No FACU 1 - Rapid Test for Hydrophytic Vegetation

6. X 2 - Dominance Test is >50%

7. 0 X 3 - Prevalence Index is ≤3.01

8. 0 4 - Morphological Adaptations
1
 (Provide supporti

9. 0      data in Remarks or on a separate sheet)

10. 0 5 - Wetland Non-Vascular Plants
1

11. 0 Problematic Hydrophytic Vegetation
1
 (Explain)

90% = Total Cover
1Indicators of hydric soil and wetland hydrolog  

Woody Vine Stratum (Plot size:__10' r__)  be present.

1. 0

2. 0 Hydrophytic 

0% = Total Cover Vegetation Yes X No

% Bare Ground in Herb Stratum 10% Present?

Precipitation: According to the NWS Portland station, trace amounts of rainfall was received on the day of the site visit and 3.22 inches of rainfall with 8.00 

inches of snowfall was recieved within the two weeks prior.   

4

Taraxacum officinale

(Unit 19) Cloquato Silt Loam

A, Northwest Forests and Coast

0X

Rubus armeniacus

Remarks: Plot located upslope from wetland, near unpaved-grass vegetated driveway down to field.

Hillslope Convex <5%

VEGETATION

0

0

X

0

0

Phalaris arundinacea

4

0

10

85

5

0

100

0

20

255

20

0

100%

Schedonorus arundinaceus

Agrostis capillaris

Holcus lanatus

Remarks:

2.95

Sec. 02BC, T. 3S, R. 1EHaley Smith

Evah Lane 2-Parcel Partition

O'Brien & Company, LLC

West Linn/Clackamas 01/24/20127

OR 1

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region
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Sampling Point:

 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

% Color (moist) % Type
1

100

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix CS=Covered or Coated Sand Grains.      2Location:  PL=Pore Linin  

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
:

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2) Other (Explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)   

Thick Dark Surface (A12) Redox Dark Surface (F6)
3Indicators of hydrophytic vegetation and 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)    wetland hydrology must be present,

Sandy Gleyed Matrix (S4)  Redox Depressions (F8)    unless disturbed or problematic.

Restrictive Layer (if present):

Type:

   Depth (inches): Hydric Soil Present? Yes No

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)                                                       Secondary Indicators (2 or more required)

Surface Water (A1) Water-Stained Leaves (B9) (except MLRA Water-Stained Leaves (B9) (MLRA 1, 2,

High Water Table (A2)      1, 2, 4A, and 4B)     4A, and 4B)

Saturation (A3)  Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Tilled Soils (C6) FAC-Neutral Test (D5)

Surface Soil Cracks (B6)    Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

 Surface Water Present?                        Yes No X Depth (inches):

 Water Table Present?    Yes No X Depth (inches): >14" Wetland Hydrology Present?     

 Saturation Present?  Yes No X Depth (inches): >14" Yes No

 (includes capillary fringe)

HYDROLOGY

Remarks: Burnt bark/charcoal and small gravels mixed throughout soil profile.

X

SOIL

  (inches)

10YR 3/3

1

Matrix Redox Features  Depth

0-14+

Color (moist) Loc
2

Texture Remarks

SiL

X

 Remarks: 

 Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

AKS Job 5579
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Project/Site: City/County: Sampling Date:

Applicant/Owner:            State: Sampling Point:

Investigator(s):                                                             Section, Township, Range:

Landform (hillslope, terrace, etc.):           Local relief (concave, convex, none): Slope (%):

Subregion (LRR): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes No (If no, explain in Remarks)

Are Vegetation 0 ,Soil 0 , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No 0

Are Vegetation 0 ,Soil 0 , or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

 Hydrophytic Vegetation Present? Yes X No 0

 Hydric Soil Present? Yes X No 0  Is the Sampled Area

 Wetland Hydrology Present? Yes X No 0  within a Wetland? Yes No

Absolute Dominant Indicator Dominance Test worksheet:

Tree Stratum (Plot size:__30' r__) % Cover Species? Status Number of Dominant Species  

1. 0 That Are OBL, FACW, or FAC: (A)

2. 0

3. 0 Total Number of Dominant   

4. 0 Species Across All Strata: (B)

0% = Total Cover

Sapling/Shrub Stratum (Plot size:__10' r__) Percent of Dominant Species

1. 0 That Are OBL, FACW, or FAC: (A/B)

2. 0 Prevalence Index worksheet:

3. 0         Total % Cover of:         Multiply by:                    

4. 0 OBL species x 1 =                      

5. 0 FACW species x 2 =                      

0% = Total Cover FAC species x 3 =                      

Herb Stratum (Plot size:__5' r__) FACU species x 4 =                      

1. 75% Yes FACW UPL species x 5 =                      

2. 20% Yes FAC Column Totals: (A) (B)

3. 0 Prevalence Index  = B/A =     

4. 0 Hydrophytic Vegetation Indicators: 

5. 0 1 - Rapid Test for Hydrophytic Vegetation

6. 0 X 2 - Dominance Test is >50%

7. 0 X 3 - Prevalence Index is ≤3.01

8. 0 4 - Morphological Adaptations
1
 (Provide supporti

9. 0      data in Remarks or on a separate sheet)

10. 0 5 - Wetland Non-Vascular Plants
1

11. 0 Problematic Hydrophytic Vegetation
1
 (Explain)

95% = Total Cover
1Indicators of hydric soil and wetland hydrolog  

Woody Vine Stratum (Plot size:__10' r__)  be present.

1. 0

2. 0 Hydrophytic 

0% = Total Cover Vegetation Yes X No

% Bare Ground in Herb Stratum 5% Present?

Hillslope Concave <3%

A, Northwest Forests and Coast 0

(Unit 19) Cloquato Silt Loam 0

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region

Evah Lane 2-Parcel Partition West Linn/Clackamas 01/24/20127

O'Brien & Company, LLC OR 2

Haley Smith Sec. 02BC, T. 3S, R. 1E

60

0

0

210

Phalaris arundinacea

Schedonorus arundinaceus
2.21

0

0

150

2

2

X

0

0

X

Precipitation: According to the NWS Portland station, trace amounts of rainfall was received on the day of the site visit and 3.22 inches of rainfall with 8.00 

inches of snowfall was recieved within the two weeks prior.   

Remarks: Plot located approximately 8 feet from upland Plot 1.

VEGETATION

100%

75

20

0

0

95

0

Remarks:

AKS Job 5579
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Sampling Point:

 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

% Color (moist) % Type
1

95 5 C

80 20 C

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix CS=Covered or Coated Sand Grains.      2Location:  PL=Pore Linin  

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
:

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2) Other (Explain in Remarks)

Depleted Below Dark Surface (A11) X Depleted Matrix (F3)   

Thick Dark Surface (A12) Redox Dark Surface (F6)
3Indicators of hydrophytic vegetation and 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)    wetland hydrology must be present,

Sandy Gleyed Matrix (S4)  Redox Depressions (F8)    unless disturbed or problematic.

Restrictive Layer (if present):

Type:

   Depth (inches): Hydric Soil Present? Yes X No

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)                                                       Secondary Indicators (2 or more required)

Surface Water (A1) Water-Stained Leaves (B9) (except MLRA Water-Stained Leaves (B9) (MLRA 1, 2,

X High Water Table (A2)      1, 2, 4A, and 4B)     4A, and 4B)

X Saturation (A3)  Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Tilled Soils (C6) FAC-Neutral Test (D5)

Surface Soil Cracks (B6)    Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

 Surface Water Present?                        Yes No X Depth (inches):

 Water Table Present?    Yes X No Depth (inches): 12" Wetland Hydrology Present?     

 Saturation Present?  Yes X No Depth (inches): 9" Yes X No

 (includes capillary fringe)

Matrix Redox Features  Depth

  (inches) Color (moist)

10YR 4/1

10YR 5/1

0-7

 Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

 Remarks: Seep observed at 9 inches. Test pit was left open for approximately 15 minutes. Surface water ponding observed 1 foot away with 2 inches depth 

of water.

SOIL 2

Remarks:

HYDROLOGY

Texture Remarks

SiCL

SiCL

10YR 4/4

10YR 4/67-16+

Loc
2

M & PL

M 

AKS Job 5579
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Project/Site: City/County: Sampling Date:

Applicant/Owner:            State: Sampling Point:

Investigator(s):                                                             Section, Township, Range:

Landform (hillslope, terrace, etc.):           Local relief (concave, convex, none): Slope (%):

Subregion (LRR): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes No (If no, explain in Remarks)

Are Vegetation 0 ,Soil 0 , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No 0

Are Vegetation 0 ,Soil 0 , or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

 Hydrophytic Vegetation Present? Yes X No 0

 Hydric Soil Present? Yes 0 No X  Is the Sampled Area

 Wetland Hydrology Present? Yes 0 No X  within a Wetland? Yes No

Absolute Dominant Indicator Dominance Test worksheet:

Tree Stratum (Plot size:__30' r__) % Cover Species? Status Number of Dominant Species  

1. 0 That Are OBL, FACW, or FAC: (A)

2. 0

3. 0 Total Number of Dominant   

4. 0 Species Across All Strata: (B)

0% = Total Cover

Sapling/Shrub Stratum (Plot size:__10' r__) Percent of Dominant Species

1. 20% Yes FAC That Are OBL, FACW, or FAC: (A/B)

2. 0 Prevalence Index worksheet:

3. 0         Total % Cover of:         Multiply by:                    

4. 0 OBL species x 1 =                      

5. 0 FACW species x 2 =                      

20% = Total Cover FAC species x 3 =                      

Herb Stratum (Plot size:__5' r__) FACU species x 4 =                      

1. 75% Yes FACW UPL species x 5 =                      

2. 2% No FAC Column Totals: (A) (B)

3. 0 Prevalence Index  = B/A =     

4. 0 Hydrophytic Vegetation Indicators: 

5. 0 1 - Rapid Test for Hydrophytic Vegetation

6. X 2 - Dominance Test is >50%

7. 0 X 3 - Prevalence Index is ≤3.01

8. 0 4 - Morphological Adaptations
1
 (Provide supporti

9. 0      data in Remarks or on a separate sheet)

10. 0 5 - Wetland Non-Vascular Plants
1

11. 0 Problematic Hydrophytic Vegetation
1
 (Explain)

77% = Total Cover
1Indicators of hydric soil and wetland hydrolog  

Woody Vine Stratum (Plot size:__10' r__)  be present.

1. 0

2. 0 Hydrophytic 

0% = Total Cover Vegetation Yes X No

% Bare Ground in Herb Stratum 23% Present?

Remarks:

0 0

Phalaris arundinacea 0 0

Cirsium arvense 97 216

2.23

0 0

75 150

22 66

2

2

Rubus armeniacus 100%

X 0

0

0

X

Precipitation: According to the NWS Portland station, trace amounts of rainfall was received on the day of the site visit and 3.22 inches of rainfall with 8.00 

inches of snowfall was recieved within the two weeks prior.   

Remarks: 

VEGETATION

Hillslope Convex <3%

A, Northwest Forests and Coast 0

(Unit 19) Cloquato Silt Loam 0

WETLAND DE24:183TERMINATION DATA FORM – Western Mountains, Valleys and Coast Region

Evah Lane 2-Parcel Partition West Linn/Clackamas 01/24/20127

O'Brien & Company, LLC OR 3

Haley Smith Sec. 02BC, T. 3S, R. 1E
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Sampling Point:

 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

% Color (moist) % Type
1

100

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix CS=Covered or Coated Sand Grains.      2Location:  PL=Pore Linin  

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
:

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2) Other (Explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)   

Thick Dark Surface (A12) Redox Dark Surface (F6)
3Indicators of hydrophytic vegetation and 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)    wetland hydrology must be present,

Sandy Gleyed Matrix (S4)  Redox Depressions (F8)    unless disturbed or problematic.

Restrictive Layer (if present):

Type:

   Depth (inches): Hydric Soil Present? Yes No

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)                                                       Secondary Indicators (2 or more required)

Surface Water (A1) Water-Stained Leaves (B9) (except MLRA Water-Stained Leaves (B9) (MLRA 1, 2,

High Water Table (A2)      1, 2, 4A, and 4B)     4A, and 4B)

Saturation (A3)  Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Tilled Soils (C6) FAC-Neutral Test (D5)

Surface Soil Cracks (B6)    Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

 Surface Water Present?                        Yes No X Depth (inches):

 Water Table Present?    Yes No X Depth (inches): >16" Wetland Hydrology Present?     

 Saturation Present?  Yes No X Depth (inches): >16" Yes No

 (includes capillary fringe)

X

Remarks: 

HYDROLOGY

X

 Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

 Remarks: 

0-16+ 10YR 3/2 SL

SOIL 3

  Depth Matrix Redox Features

  (inches) Color (moist) Loc
2

Texture Remarks

AKS Job 5579
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Project/Site: City/County: Sampling Date:

Applicant/Owner:            State: Sampling Point:

Investigator(s):                                                             Section, Township, Range:

Landform (hillslope, terrace, etc.):           Local relief (concave, convex, none): Slope (%):

Subregion (LRR): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes No (If no, explain in Remarks)

Are Vegetation 0 ,Soil 0 , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No 0

Are Vegetation 0 ,Soil 0 , or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

 Hydrophytic Vegetation Present? Yes X No 0

 Hydric Soil Present? Yes X No 0  Is the Sampled Area

 Wetland Hydrology Present? Yes X No 0  within a Wetland? Yes No

Absolute Dominant Indicator Dominance Test worksheet:

Tree Stratum (Plot size:__30' r__) % Cover Species? Status Number of Dominant Species  

1. 0 That Are OBL, FACW, or FAC: (A)

2. 0

3. 0 Total Number of Dominant   

4. 0 Species Across All Strata: (B)

0% = Total Cover

Sapling/Shrub Stratum (Plot size:__10' r__) Percent of Dominant Species

1. 15% Yes FAC That Are OBL, FACW, or FAC: (A/B)

2. 0 Prevalence Index worksheet:

3. 0         Total % Cover of:         Multiply by:                    

4. 0 OBL species x 1 =                      

5. 0 FACW species x 2 =                      

15% = Total Cover FAC species x 3 =                      

Herb Stratum (Plot size:__5' r__) FACU species x 4 =                      

1. 85% Yes FACW UPL species x 5 =                      

2. 0 Column Totals: (A) (B)

3. 0 Prevalence Index  = B/A =     

4. 0 Hydrophytic Vegetation Indicators: 

5. 0 1 - Rapid Test for Hydrophytic Vegetation

6. 0 X 2 - Dominance Test is >50%

7. 0 X 3 - Prevalence Index is ≤3.01

8. 0 4 - Morphological Adaptations
1
 (Provide supporti

9. 0      data in Remarks or on a separate sheet)

10. 0 5 - Wetland Non-Vascular Plants
1

11. 0 Problematic Hydrophytic Vegetation
1
 (Explain)

85% = Total Cover
1Indicators of hydric soil and wetland hydrolog  

Woody Vine Stratum (Plot size:__10' r__)  be present.

1. 0

2. 0 Hydrophytic 

0% = Total Cover Vegetation Yes X No

% Bare Ground in Herb Stratum 15% Present?

Remarks:

100 215

2.15

85 170

15 45

0 0

Phalaris arundinacea 0 0

2

Rubus armeniacus 100%

0 0

0

X

Precipitation: According to the NWS Portland station, trace amounts of rainfall was received on the day of the site visit and 3.22 inches of rainfall with 8.00 

inches of snowfall was recieved within the two weeks prior.   

Remarks: Plot located at the toe of slope and approximately 2 feet from 1-foot-wide manmade ditch.

VEGETATION

2

A, Northwest Forests and Coast 0

(Unit 19) Cloquato Silt Loam 0

X 0

0

Evah Lane 2-Parcel Partition West Linn/Clackamas 01/24/20127

O'Brien & Company, LLC OR 4

Haley Smith Sec. 02BC, T. 3S, R. 1E

Toe of Hillslope Concave <5%

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region

AKS Job 5579
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Sampling Point:

 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

% Color (moist) % Type
1

95 5 C

95 5 C

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix CS=Covered or Coated Sand Grains.      2Location:  PL=Pore Linin  

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
:

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2) Other (Explain in Remarks)

X Depleted Below Dark Surface (A11) X Depleted Matrix (F3)   

Thick Dark Surface (A12) X Redox Dark Surface (F6)
3Indicators of hydrophytic vegetation and 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)    wetland hydrology must be present,

Sandy Gleyed Matrix (S4)  Redox Depressions (F8)    unless disturbed or problematic.

Restrictive Layer (if present):

Type:

   Depth (inches): Hydric Soil Present? Yes X No

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)                                                       Secondary Indicators (2 or more required)

Surface Water (A1) Water-Stained Leaves (B9) (except MLRA Water-Stained Leaves (B9) (MLRA 1, 2,

X High Water Table (A2)      1, 2, 4A, and 4B)     4A, and 4B)

X Saturation (A3)  Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Tilled Soils (C6) FAC-Neutral Test (D5)

Surface Soil Cracks (B6)    Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

 Surface Water Present?                        Yes No X Depth (inches):

 Water Table Present?    Yes X No Depth (inches): 10" Wetland Hydrology Present?     

 Saturation Present?  Yes X No Depth (inches): Surface Yes X No

 (includes capillary fringe)

HYDROLOGY

 Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

 Remarks: 

Remarks:

6-14+ 10YR 4/1 10YR 4/4 PL CL

  Depth Matrix Redox Features

  (inches) Color (moist) Loc
2

Texture Remarks

0-6 10YR 3/1 10YR 4/4 M SiCL

SOIL 4

AKS Job 5579
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Project/Site: City/County: Sampling Date:

Applicant/Owner:            State: Sampling Point:

Investigator(s):                                                             Section, Township, Range:

Landform (hillslope, terrace, etc.):           Local relief (concave, convex, none): Slope (%):

Subregion (LRR): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes No (If no, explain in Remarks)

Are Vegetation 0 ,Soil 0 , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No 0

Are Vegetation 0 ,Soil 0 , or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

 Hydrophytic Vegetation Present? Yes X No 0

 Hydric Soil Present? Yes X No 0  Is the Sampled Area

 Wetland Hydrology Present? Yes X No 0  within a Wetland? Yes No

Absolute Dominant Indicator Dominance Test worksheet:

Tree Stratum (Plot size:__30' r__) % Cover Species? Status Number of Dominant Species  

1. 10% Yes FAC That Are OBL, FACW, or FAC: (A)

2. 0

3. 0 Total Number of Dominant   

4. 0 Species Across All Strata: (B)

0% = Total Cover

Sapling/Shrub Stratum (Plot size:__10' r__) Percent of Dominant Species

1. 10% Yes FAC That Are OBL, FACW, or FAC: (A/B)

2. 0 Prevalence Index worksheet:

3. 0         Total % Cover of:         Multiply by:                    

4. 0 OBL species x 1 =                      

5. 0 FACW species x 2 =                      

10% = Total Cover FAC species x 3 =                      

Herb Stratum (Plot size:__5' r__) FACU species x 4 =                      

1. 45% Yes FACW UPL species x 5 =                      

2. 20% Yes OBL Column Totals: (A) (B)

3. 20% Yes FAC Prevalence Index  = B/A =     

4. 5% No FAC Hydrophytic Vegetation Indicators: 

5. 0 1 - Rapid Test for Hydrophytic Vegetation

6. X 2 - Dominance Test is >50%

7. 0 X 3 - Prevalence Index is ≤3.01

8. 0 4 - Morphological Adaptations
1
 (Provide supporti

9. 0      data in Remarks or on a separate sheet)

10. 0 5 - Wetland Non-Vascular Plants
1

11. 0 Problematic Hydrophytic Vegetation
1
 (Explain)

90% = Total Cover
1Indicators of hydric soil and wetland hydrolog  

Woody Vine Stratum (Plot size:__10' r__)  be present.

1. 0

2. 0 Hydrophytic 

0% = Total Cover Vegetation Yes X No

% Bare Ground in Herb Stratum 10% Present?

Remarks: V. armenicana  densely growing in nearby manmade ditch within wetland. 

Juncus species

0 0

Phalaris arundinacea 0 0

Veronica americana 110 245

Alopecurus pratensis 2.23

20 20

45 90

45 135

Remarks: Plot is located east side of pond, and approximately 1-foot lower in landform than upland Plot 6. The manmade ditch is approximately 4 feet away. 

VEGETATION

Alnus rubra 5

5

Rubus armeniacus 100%

(Unit 19) Cloquato Silt Loam 0

X 0

0

0

X

Precipitation: According to the NWS Portland station, trace amounts of rainfall was received on the day of the site visit and 3.22 inches of rainfall with 8.00 

inches of snowfall was recieved within the two weeks prior.   

Haley Smith Sec. 02BC, T. 3S, R. 1E

Hillslope Concave <3%

A, Northwest Forests and Coast 0

WETLAND DE24:183TERMINATION DATA FORM – Western Mountains, Valleys and Coast Region

Evah Lane 2-Parcel Partition West Linn/Clackamas 01/24/20127

O'Brien & Company, LLC OR 5

AKS Job 5579
  

USACE Western Mountains, Valleys and Coast - Version 2.0



Sampling Point:

 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

% Color (moist) % Type
1

98 2 C

90 10 C

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix CS=Covered or Coated Sand Grains.      2Location:  PL=Pore Linin  

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
:

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2) Other (Explain in Remarks)

X Depleted Below Dark Surface (A11) X Depleted Matrix (F3)   

Thick Dark Surface (A12) X Redox Dark Surface (F6)
3Indicators of hydrophytic vegetation and 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)    wetland hydrology must be present,

Sandy Gleyed Matrix (S4)  Redox Depressions (F8)    unless disturbed or problematic.

Restrictive Layer (if present):

Type:

   Depth (inches): Hydric Soil Present? Yes X No

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)                                                       Secondary Indicators (2 or more required)

Surface Water (A1) Water-Stained Leaves (B9) (except MLRA Water-Stained Leaves (B9) (MLRA 1, 2,

X High Water Table (A2)      1, 2, 4A, and 4B)     4A, and 4B)

X Saturation (A3)  Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Tilled Soils (C6) FAC-Neutral Test (D5)

Surface Soil Cracks (B6)    Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

 Surface Water Present?                        Yes No X Depth (inches):

 Water Table Present?    Yes X No Depth (inches): 12" Wetland Hydrology Present?     

 Saturation Present?  Yes X No Depth (inches): 6" Yes X No

 (includes capillary fringe)

Remarks: 

HYDROLOGY

 Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

 Remarks: Seep observed at 7 inches. Test pit left open for approximately 15 minutes. 

0-10 10YR 3/1 10YR 4/4 M SiCL

10-18+ 10YR 4/1 10YR 4/4 M SiCL

SOIL 5

  Depth Matrix Redox Features

  (inches) Color (moist) Loc
2

Texture Remarks

AKS Job 5579
  

USACE Western Mountains, Valleys and Coast - Version 2.0



Project/Site: City/County: Sampling Date:

Applicant/Owner:            State: Sampling Point:

Investigator(s):                                                             Section, Township, Range:

Landform (hillslope, terrace, etc.):           Local relief (concave, convex, none): Slope (%):

Subregion (LRR): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes No (If no, explain in Remarks)

Are Vegetation 0 ,Soil 0 , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No 0

Are Vegetation 0 ,Soil 0 , or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

 Hydrophytic Vegetation Present? Yes X No 0

 Hydric Soil Present? Yes 0 No X  Is the Sampled Area

 Wetland Hydrology Present? Yes 0 No X  within a Wetland? Yes No

Absolute Dominant Indicator Dominance Test worksheet:

Tree Stratum (Plot size:__30' r__) % Cover Species? Status Number of Dominant Species  

1. 10% Yes FAC That Are OBL, FACW, or FAC: (A)

2. 0

3. 0 Total Number of Dominant   

4. 0 Species Across All Strata: (B)

10% = Total Cover

Sapling/Shrub Stratum (Plot size:__10' r__) Percent of Dominant Species

1. 0 That Are OBL, FACW, or FAC: (A/B)

2. 0 Prevalence Index worksheet:

3. 0         Total % Cover of:         Multiply by:                    

4. 0 OBL species x 1 =                      

5. 0 FACW species x 2 =                      

0% = Total Cover FAC species x 3 =                      

Herb Stratum (Plot size:__5' r__) FACU species x 4 =                      

1. 25% Yes FAC UPL species x 5 =                      

2. 25% Yes FAC Column Totals: (A) (B)

3. 25% Yes FAC Prevalence Index  = B/A =     

4. 10% No FAC Hydrophytic Vegetation Indicators: 

5. 0 1 - Rapid Test for Hydrophytic Vegetation

6. 0 X 2 - Dominance Test is >50%

7. 0 X 3 - Prevalence Index is ≤3.01

8. 0 4 - Morphological Adaptations
1
 (Provide supporti

9. 0      data in Remarks or on a separate sheet)

10. 0 5 - Wetland Non-Vascular Plants
1

11. 0 Problematic Hydrophytic Vegetation
1
 (Explain)

85% = Total Cover
1Indicators of hydric soil and wetland hydrolog  

Woody Vine Stratum (Plot size:__10' r__)  be present.

1. 0

2. 0 Hydrophytic 

0% = Total Cover Vegetation Yes X No

% Bare Ground in Herb Stratum 15% Present?

Remarks:

Alopecurus pratensis 95 285

Agrostis capillaris 3.00

Cardamine oligosperma

0 0

95 285

0 0

Schedonorus arundinaceus 0 0

4

100%

0 0

0

X

Precipitation: According to the NWS Portland station, trace amounts of rainfall was received on the day of the site visit and 3.22 inches of rainfall with 8.00 

inches of snowfall was recieved within the two weeks prior.   

Remarks: Plot located east, approximately 10 feet from pond. 

VEGETATION

Alnus rubra 4

A, Northwest Forests and Coast 0

(Unit 19) Cloquato Silt Loam 0

X 0

0

Evah Lane 2-Parcel Partition West Linn/Clackamas 01/24/20127

O'Brien & Company, LLC OR 6

Haley Smith Sec. 02BC, T. 3S, R. 1E

Hillslope Sl. Convex <3%

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys and Coast Region

AKS Job 5579
  

USACE Western Mountains, Valleys and Coast - Version 2.0



Sampling Point:

 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

% Color (moist) % Type
1

75 5 C

20

99 1 C

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix CS=Covered or Coated Sand Grains.      2Location:  PL=Pore Linin  

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
:

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2) Other (Explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)   

Thick Dark Surface (A12) Redox Dark Surface (F6)
3Indicators of hydrophytic vegetation and 

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)    wetland hydrology must be present,

Sandy Gleyed Matrix (S4)  Redox Depressions (F8)    unless disturbed or problematic.

Restrictive Layer (if present):

Type:

   Depth (inches): Hydric Soil Present? Yes No

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)                                                       Secondary Indicators (2 or more required)

Surface Water (A1) Water-Stained Leaves (B9) (except MLRA Water-Stained Leaves (B9) (MLRA 1, 2,

High Water Table (A2)      1, 2, 4A, and 4B)     4A, and 4B)

Saturation (A3)  Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Tilled Soils (C6) FAC-Neutral Test (D5)

Surface Soil Cracks (B6)    Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

 Surface Water Present?                        Yes No X Depth (inches):

 Water Table Present?    Yes No X Depth (inches): >14" Wetland Hydrology Present?     

 Saturation Present?  Yes No X Depth (inches): >14" Yes No

 (includes capillary fringe)

HYDROLOGY

X

 Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

 Remarks: Soils dry to moist throughout. 

X

Remarks:

1-7 10YR 4/6 SL

7-14+ 10YR 3/1 7.5YR 3/3 M SiL

  Depth Matrix Redox Features

  (inches) Color (moist) Loc
2

Texture Remarks

1-7 10YR 3/3 10YR 4/3 M SiL

SOIL 6

AKS Job 5579
  

USACE Western Mountains, Valleys and Coast - Version 2.0



 

 

 

 
 
 
 
 
 
 
 
 
 

 
Appendix B:  VECO Data Sheets  

(VECO Plots A-B) 
 

  



WRA Condition Assessment for City of West Linn Natural Resource Assessment

Site: Evah Lane 2-Parcel Partition

Job Number: 5579

Investigators:

Date: January 24, 2017

Community: Non-native/invasive grass hillslope

Location: Northwest portion of project stie

Plot ID: VECO Plot A 

Tree species, % Cover, Native, Invasive - 30 foot radius, >5% cover: 30%

* Acer macrophyllum big-leaf maple native 10%

* Alnus rubra red alder native 10%

* Pseudotsuga menziesii Douglas-fir native 10%

Shrub species, % Cover, Native, Invasive - 30 foot radius, >5% cover: 75%

* Rubus armeniacus Himalayan blackberry invasive 75%

Herb Species, % Cover, Native, Invasive - 10 foot radius, >5% cover: 25%

* Phalaris arundinacea reed canary grass invasive 25%

* Dominant

Total Cover 130%

Absolute areal cover

% Tree canopy: 30%

% Cover by natives: 30%

% Invasive: 75%

% Non-native: 25%

130%

Corridor Condition: Degraded

Haley Smith

AKS Engineering Forestry Job #: 5579



WRA Condition Assessment for City of West Linn Natural Resource Assessment

Site: Evah Lane 2-Parcel Partition

Job Number: 5579

Investigators:

Date: January 24, 2017

Community: Native tree canopy

Location: East portion of hilllslope

Plot ID: VECO Plot B

Tree species, % Cover, Native, Invasive - 30 foot radius, >5% cover: 50%

* Acer macrophyllum big-leaf maple native 10%

* Pseudotsuga menziesii Douglas-fir native 30%

* Quercus garryana Oregon white oak native 10%

Shrub species, % Cover, Native, Invasive - 30 foot radius, >5% cover: 40%

* Cornus nuttallii Pacific flowering dogwood native 20%

* Rubus armeniacus Himalayan blackberry invasive 20%

Herb Species, % Cover, Native, Invasive - 10 foot radius, >5% cover: 25%

* Phalaris arundinacea reed canary grass invasive 25%

* Dominant

Total Cover 115%

Absolute areal cover

% Tree canopy: 50%

% Cover by natives: 70%

% Invasive: 20%

% Non-native: 25%

115%

Corridor Condition: Marginal

Haley Smith

AKS Engineering Forestry Job #: 5579



 

 

 

 
 
 
 
 
 
 
 
 
 
 

 
Appendix C:  Representative Photographs 

 
 



                                                                                                           Evah Lane 2-Parcel Partition, West Linn, OR 
Representative Photos | AKS Job #5579 

Photos taken by Haley Smith, January 24, 2017 

Photo C.  View north of upland hillslope just above wetland. Photo D. View southeast of 1-foot-wide manmade drainage 

ditch, flowing southeast into pond.  

Photo A.  View northwest of wetland Plot 2 (flagged in yel-

low) adjacent to upland to north.  

Photo B.  View west of buried 12 inch concrete pipe drain-

ing stormwater from north into wetland.  



                                                                                                           Evah Lane 2-Parcel Partition, West Linn, OR 
Representative Photos | AKS Job #5579 

Photos taken by Haley Smith, January 24, 2017 

Photo H.  View east of wetland Plot 5 in slight concave land-

form east of pond. 

Photo F.  View northwest of eastern manmade ditch   flow-

ing into pond.  

Photo E.  View north of wetland Plot 4 and adjacent upland 

Plot 3 (flagged in yellow) with wetland boundary in-between 

(flagged in orange). 

Photo G.  View northeast of northern portion of wetland     

surrounding the pond.   



                                                                                                           Evah Lane 2-Parcel Partition, West Linn, OR 
Representative Photos | AKS Job #5579 

Photos taken by Haley Smith, January 24, 2017 

Photo G.  View west of wetland boundary (flagged in orange) 

and pond area along the northern side.  

Photo E.  Photo compilation of area just south of property boundary where pond outlet to the Tualatin river is located.  
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Zach Pelz

From: Lais, Erich <elais@westlinnoregon.gov>
Sent: Friday, May 19, 2017 1:53 PM
To: Zach Pelz
Cc: Jon Morse; Spir, Peter
Subject: RE: 14th Street Garbage Truck Turnaround Exhibit

Zach, 
 
I’m fine with the proposal as that is probably the best solution given the existing driveways and landscaping.  I’d like the 
existing driveway to be built to City standards back to the edge of the right of way.  They could saw cut and remove what 
is there and put back 4” of AC on 10” of ¾” rock.  This will give adequate structure for the garbage trucks to turn around 
on.   
 
Let me know if you have any questions. 
 
Thanks! 
 

From: Zach Pelz [mailto:pelzz@aks‐eng.com]  
Sent: Tuesday, May 09, 2017 11:26 AM 
To: Lais, Erich <elais@westlinnoregon.gov> 
Cc: Jon Morse <jonm@aks‐eng.com> 
Subject: FW: 14th Street Garbage Truck Turnaround Exhibit 
 
Good morning, Erich –  
 
I wanted to follow‐up to make sure you received the attached preliminary truck turnaround layout for Evah Lane 
(emailed last week) and ask if you have any questions;  please don’t hesitate to call or email if so. 
 
Thanks, 
 

Zach Pelz, AICP 

 
AKS ENGINEERING & FORESTRY, LLC 
P: 503.563.6151 Ext. 218 | F: 503.563.6152 | www.aks‐eng.com | PelzZ@aks‐eng.com 
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
 

From: Zach Pelz  
Sent: Thursday, May 04, 2017 10:38 AM 
To: Lais, Erich <elais@westlinnoregon.gov> 
Cc: Jon Morse <jonm@aks‐eng.com> 
Subject: FW: 14th Street Garbage Truck Turnaround Exhibit 
 
Good morning, Erich –  
 



2

Please find attached our preliminary truck turn around layout per our previous conversation.  You’ll notice that the 
turnaround relies on the use of an existing driveway; however, this driveway is in the public right‐of‐way and the design 
results in the least disruption to their existing driveway and landscaping.   
 
Don’t hesitate to let me know of any questions. Thanks, 
 

Zach Pelz, AICP 

 
AKS ENGINEERING & FORESTRY, LLC 
P: 503.563.6151 Ext. 218 | F: 503.563.6152 | www.aks‐eng.com | PelzZ@aks‐eng.com 
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
 

From: Lawrence Pankey  
Sent: Thursday, May 04, 2017 10:35 AM 
To: Zach Pelz <pelzz@aks‐eng.com> 
Cc: Jon Morse <jonm@aks‐eng.com> 
Subject: 14th Street Garbage Truck Turnaround Exhibit 
 
See attached. 
 

Lawrence Pankey, EI, LSI 

 
AKS ENGINEERING & FORESTRY, LLC 
12965 SW Herman Road, Suite 100 | Tualatin, OR 97062 

P: 503.563.6151 Ext. 217 | F: 503.563.6152 | www.aks‐eng.com | PankeyL@aks‐eng.com  
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
NOTICE:  This communication may contain privileged or other confidential information. If you have received it in error, please advise the sender by 
reply e‐mail and immediately delete the message and any attachments without copying or disclosing the contents. AKS Engineering and Forestry 
shall not be liable for any changes made to the electronic data transferred. Distribution of electronic data to others is prohibited without the express 
written consent of AKS Engineering and Forestry. 

 
 
Erich Lais 
Assistant City Engineer 
Public Works Support 
 
22500 Salamo Road 
West Linn, Oregon 97068 
elais@westlinnoregon.gov 
westlinnoregon.gov 
503‐722‐3434 

Right-click or tap and hold 
here to download  pictu res. 
To help protect you r 
privacy, Outlook prevented 
auto matic downlo ad o f 
this pictu re from the  
In ternet.

 
Click to Connect!   

 
 

Please consider the impact on the environment before printing a paper copy of this email. 
This e‐mail is subject to the State Retention Schedule and may be made available to the public 
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Zach Pelz

From: Zach Pelz
Sent: Tuesday, May 09, 2017 11:26 AM
To: Lais, Erich
Cc: Jon Morse
Subject: FW: 14th Street Garbage Truck Turnaround Exhibit
Attachments: 5579 20170504 TRUCK TURNAROUND.pdf

Good morning, Erich –  
 
I wanted to follow‐up to make sure you received the attached preliminary truck turnaround layout for Evah Lane 
(emailed last week) and ask if you have any questions;  please don’t hesitate to call or email if so. 
 
Thanks, 
 

Zach Pelz, AICP 

 
AKS ENGINEERING & FORESTRY, LLC 
P: 503.563.6151 Ext. 218 | F: 503.563.6152 | www.aks‐eng.com | PelzZ@aks‐eng.com 
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
 

From: Zach Pelz  
Sent: Thursday, May 04, 2017 10:38 AM 
To: Lais, Erich <elais@westlinnoregon.gov> 
Cc: Jon Morse <jonm@aks‐eng.com> 
Subject: FW: 14th Street Garbage Truck Turnaround Exhibit 
 
Good morning, Erich –  
 
Please find attached our preliminary truck turn around layout per our previous conversation.  You’ll notice that the 
turnaround relies on the use of an existing driveway; however, this driveway is in the public right‐of‐way and the design 
results in the least disruption to their existing driveway and landscaping.   
 
Don’t hesitate to let me know of any questions. Thanks, 
 

Zach Pelz, AICP 

 
AKS ENGINEERING & FORESTRY, LLC 
P: 503.563.6151 Ext. 218 | F: 503.563.6152 | www.aks‐eng.com | PelzZ@aks‐eng.com 
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
 

From: Lawrence Pankey  
Sent: Thursday, May 04, 2017 10:35 AM 
To: Zach Pelz <pelzz@aks‐eng.com> 
Cc: Jon Morse <jonm@aks‐eng.com> 
Subject: 14th Street Garbage Truck Turnaround Exhibit 
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See attached. 
 

Lawrence Pankey, EI, LSI 

 
AKS ENGINEERING & FORESTRY, LLC 
12965 SW Herman Road, Suite 100 | Tualatin, OR 97062 

P: 503.563.6151 Ext. 217 | F: 503.563.6152 | www.aks‐eng.com | PankeyL@aks‐eng.com  
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
NOTICE:  This communication may contain privileged or other confidential information. If you have received it in error, please advise the sender by 
reply e‐mail and immediately delete the message and any attachments without copying or disclosing the contents. AKS Engineering and Forestry 
shall not be liable for any changes made to the electronic data transferred. Distribution of electronic data to others is prohibited without the express 
written consent of AKS Engineering and Forestry. 
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Zach Pelz

From: Zach Pelz
Sent: Thursday, May 04, 2017 10:38 AM
To: Lais, Erich
Cc: Jon Morse
Subject: FW: 14th Street Garbage Truck Turnaround Exhibit
Attachments: 5579 20170504 TRUCK TURNAROUND.pdf

Good morning, Erich –  
 
Please find attached our preliminary truck turn around layout per our previous conversation.  You’ll notice that the 
turnaround relies on the use of an existing driveway; however, this driveway is in the public right‐of‐way and the design 
results in the least disruption to their existing driveway and landscaping.   
 
Don’t hesitate to let me know of any questions. Thanks, 
 

Zach Pelz, AICP 

 
AKS ENGINEERING & FORESTRY, LLC 
P: 503.563.6151 Ext. 218 | F: 503.563.6152 | www.aks‐eng.com | PelzZ@aks‐eng.com 
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
 

From: Lawrence Pankey  
Sent: Thursday, May 04, 2017 10:35 AM 
To: Zach Pelz <pelzz@aks‐eng.com> 
Cc: Jon Morse <jonm@aks‐eng.com> 
Subject: 14th Street Garbage Truck Turnaround Exhibit 
 
See attached. 
 

Lawrence Pankey, EI, LSI 

 
AKS ENGINEERING & FORESTRY, LLC 
12965 SW Herman Road, Suite 100 | Tualatin, OR 97062 

P: 503.563.6151 Ext. 217 | F: 503.563.6152 | www.aks‐eng.com | PankeyL@aks‐eng.com  
Offices in:  Tualatin, OR | Salem‐Keizer, OR | Vancouver, WA 

  
NOTICE:  This communication may contain privileged or other confidential information. If you have received it in error, please advise the sender by 
reply e‐mail and immediately delete the message and any attachments without copying or disclosing the contents. AKS Engineering and Forestry 
shall not be liable for any changes made to the electronic data transferred. Distribution of electronic data to others is prohibited without the express 
written consent of AKS Engineering and Forestry. 
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Zach Pelz

From: Darby, Ty M. <Ty.Darby@tvfr.com>
Sent: Friday, October 21, 2016 9:26 AM
To: Spir, Peter; Le, Khoi
Cc: Jon Morse; Zach Pelz
Subject: RE: pre-app notes for Evah Lane

Peter and Khoi,  
 
I stopped by and took a look at Evah Lane yesterday.  As Evah Lane heads south to the proposed  
development, it gets pretty steep and narrow and it would be safest for our apparatus to perform turn‐a‐ 
round movements at the top of the hill.  In the NE corner of Evah (see below), there appears to be a small  
existing vehicle turn‐a‐round which would be beneficial for fire apparatus turning movements.  Please  
note that it does not appear to meet our traditional “hammerhead” spec nor does it have “no parking”  
signage.   
 
I also located the fire hydrant at the bottom of the hill.  This would be the best hydrant to conduct the  
fire flow test from.  Please note that it would be nice to add a blue hydrant marker in the street to help  
better identify the hydrant in the future.   
 
Let me know if you have any questions. 
 
Thank you, 
 

 
_____________________________ 
Ty Darby | Deputy Fire Marshal 
Tualatin Valley Fire & Rescue 
Direct: 503‐259‐1409 
www.tvfr.com 
 
 

From: Spir, Peter [mailto:pspir@westlinnoregon.gov]  
Sent: Thursday, October 20, 2016 4:30 PM 
To: 'Pat@obllc.com'; 'jonm@aks-eng.com'; Darby, Ty M.; 'Zach Pelz' 
Cc: Shroyer, Shauna 
Subject: pre-app notes for Evah Lane 
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Peter Spir 
Associate Planner 
Planning 
 
22500 Salamo Rd. 
West Linn, Oregon 97068 
pspir@westlinnoregon.gov 
westlinnoregon.gov 
503‐723‐2539 
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Please consider the impact on the environment before printing a paper copy of this email. 
This e-mail is subject to the State Retention Schedule and may be made available to the public 




