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TjJ-wSfU
NON-REFUNDABLE FEE(S) '

PROJECT NO(S).STAFF CONTACT W<2L£ iS'CXLSacs
REFUNDAB TOTAL 19cb

Type of Review (Please check all that apply):
I I Annexation (ANX)
I I Appeal and Review (AP) *
I I Conditional Use (CUP)
nDesign Review (DR)
I I Easement Vacation

Extraterritorial Ext. of Utilities
I I Final Plat or Plan (FP)
I I Flood Management Area
[U Hillside Protection & Erosion Control

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

[XI Subdivision (SUB)
ilTemporary Uses *
I]Time Extension *

Historic Review
Legislative Plan or Change

_ Lot Line Adjustment (LLA) */**_ Minor Partition (MIP) (Preliminary Plat or Plan) Q Variance (VAR)
Non-Conforming Lots, Uses & Structures

H] Planned Unit Development (PUD)
HI Water Resource Area Protection/Single Lot (WAP)
l~) Water Resource Area Protection/Wetland (WAP)
1X1 Willamette & Tualatin River Greenway (WRG)
HI Zone Change

Pre-Application Conference (PA) */**
Street Vacation

Site Location/Address:
3350 Riverside Drive

Covet

Assessor's Map No.: 21E14AD
Tax Lot(s): 900 & 990
Total Land Area: 3.28 Acres

Brief Description of Proposal:
Tentative plan approval for a 10 lot subdivision for construction of single-family detached homes. The property is
within the Willamette River Greenway so a WRG permit is also requested.

Phone: (503)939-6015

Email: linksetc@msn.com
Af(p>ieffenprhlome: Greg Sams, Hymark Custom Homes, Inc.
Address:
City State Zip:

18811 Trillium Drive
West Linn, OR 97068

Phone: (503) 939-3803
Email: billtiger@comcast.net

Owner Name (required):
(please print)

Address:
City State Zip:

Bill Varitz
17828 Robin View Ct
West Linn, OR 97068-1055

Consultant Name:
(please print)

Address:
Phone: (503) 479-0097Rick Givens, Planning Consultant

18680 Sunblaze Drive Email: rickgivens@gmail.com

rfbGovi MCity State Zip: Oregon City, OR 97045
P?1. All application fees are non-refundable (excluding deposit). Any overruns to deposit will result in additional billing.

2.The owner/applicant or their representative should be present at all public hearings. n „n,
No permit will be in effect until the appeal period has exjwreld.( U 10

mitted with this application.
PDF format — -

CITY Or T

3. A denial or approval may be reversed on appeal.
4. Three (3) complete hard-copy sets (single sided) of application materials must be sut

One (1) complete set of digital application materials must also be submitted on CD ir
If large sets of plans are required in application please submit only two sets.

INT.* No CD required / ** Only one hard-copy set needed
■ :r~n

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

U> {‘i.bit /MM 2 •fL-tfl Mi
wner's signature (required,Applicant's signature Date Date

Development Review Application (Pev. 2011.07)
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ExpeditedLand Division Acknowledgement Form
All applicants for partitions and subdivisions must acknowledge, by completingthis form, that they were
notifiedabout the ELD process and must indicate whetherthey intendto apply foran ELD or a standard
subdivision orpartition usingthe procedures set forth in the City of West Linn'sCommunity
Development Code. Applicants who do not sign this form (page 1) and subsequently submit a land
division application willhave the land division processed underthe ELD procedures perORS 197.365.
This completed formmust accompany the separate ELD or standard subdivision orpartition application
form.

Are you intendingto apply for an Expedited Land Division?

Yes No X

If "Yes", your application must include a written description of how the proposal satisfies ORS
197.360(1).

If "No", it indicates your intention to use the procedure set forth in the City of West Linn
Community Development Code Land Division regulations.

Applicant Name: Greg Sams

fj/u/jr fe? in 'XI' lO j %Applicant Signature: Date:V
Applicant Mailing Address:_18811 Trillium Drive, West Linn, OR 97068

iKA/ar /1Owner's Name: Bi mW/Owner's Signature: Date:.
A btfWewTCt., West Linn. OR 97068

7
Owner's Mailing Address: 17828 Ro

Site Address:.
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FERNDELL ESATES

Ten-Lot Subdivision Application

Bill Vaitz & Greg Sans

Proposal: This application requests approval of a 10-lot subdivision to be developed on
property located at 3350 Riverside Drive in West Linn. Also requested as a part of this
application is a Willamette and Tualatin River Protection Area Permit.

The property is located on the east side of Old River Road at its intersection with
Riverside Drive. The subject property is described as Tax Lots 900 and 990 of
Clackamas County Assessor's Map 21E14AD. The site is 3.28 acres (142,933 square
feet) in area. It is presently developed with a single-family detached home and
outbuildings. The home and outbuildings will be removed to allow for the development of
the site. The subject property is zoned R-10.

'% Gatei. 18200
18160

1840418402
1840618225

18220 9ÿ 18408Furman Dr 18245 18400

%18260
18265

3305 18414

%18320 18418
3302-M18325 1834018307 183603300

18335 1842018370
_ 1838018383 3335

3325 3330
18385

18473

18499 Q

18409
3315 18375

Arbor
Sewage Pump
Station " 3600

1 3305 3310 SITE 17828

18602V

18650

O'-V: 178562993 16- 1785518145 3595. 359318135 ; 35613580 1786018601 3721O18150 35253583 3542 . 38011814U v-0® 35983481
35811 C<* 383186493577 3508 Gÿ0;037 37223564 378818691 3528 36803510

3490 38303375 18697 18703 3652)600ÿ3489 3836
1 M,3488 3601

33873365 3588 36001293 3325

Arbor
18725

Dr 3466
X

• " .
■ \

3444 18805
18775 18822J424 18815•4 vj

J280 3310 188253360 3414 1880188663340 18833 16835

.. ComrTi 1

18888

8244 1884518895 18940
410(

377718966
18931
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Figure 2: Aerial Photograph

The proposed development conforms to the applicable provisions of the CDC as follows:

DIVISION 8. LAND DIVISION

Chapter 85
GENERAL PROVISIONS

85.170C. Grading.

A grading plan is included with this submittal. However, recent changes to this section of
the Community Development Code now require a geologic report when certain slope
conditions exist:

3. The grading plan must identify proposed building sites and include tables and maps
identifying acreage, location and type of development constraints due to site
characteristics such as slope, drainage and geologic hazards. For Type I, II, and III
lands (refer to definitions in Chapter 02 CDC), the applicant must provide a geologic
report, with text, figures and attachments as needed to meet the industry standard of
practice, prepared by a certified engineering geologist and/or a geotechnical
professional engineer, that includes:
a. Site characteristics, geologic descriptions and a summary of the site investigation

conducted;
b. Assessment of engineering geological conditions and factors;
c. Review of the City of West Linn’s Natural Hazard Mitigation Plan and applicability

to the site; and

Ferndell Estates
Subdivision Application
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d. Conclusions and recommendations focused on geologic constraints for the
proposed land use or development activity, limitations and potential risks of
development, recommendations for mitigation approaches and additional work
needed at future development stages including further testing and monitoring.

Comment: Chapter 02 of the CDC defines Type I, II, and III lands as follows:

Type I lands. Lands that have severe constraints that preclude the use of standard
development techniques and technical criteria. Type I lands exist in one or more of the
following areas:

1. Slope: Land that has slopes of 35 percent or more over more than 50 percent of the
site, as shown on the RLIS topography GIS layer.

2. Drainage: All lands within the designated floodway as shown on the appropriate
FEMA flood panel.

3. Geological hazard: All landslide areas shown on the City’s Natural Hazard Mitigation
Plan (“NHMP") and identified as “landslide potential exists" on Map 16 of the NHMP, or
areas outside Map 16, but within Map 17, Landslide Vulnerable Analysis Area.

Comment: As shown on the Slope Analysis map submitted with this application, there is
a small area of slopes of 35% or greater grade on the eastern edge of the subdivision.
This area amounts to only 2.3% of the site and does not trigger designation as Type I
land. The site is not in the 100 year flood plain, let alone the floodway. Map 16 and Map
17 of the NHMP do not indicate any landslide or “landslide potential” areas on the
property. Conclusion: The site does not contain Type I lands since slopes are not 35% or
greater on more than 50% of the site.

Type II lands. Lands which have constraints that are sufficient to preclude most standard
types of development. Constraints in these areas generally do not constitute a health or
safety hazard, but require the use of non-standard technical design criteria. Type II lands
exist in one or more of the following areas:

1. Slope: Land that has slopes over 25 percent on more than 50 percent of the site, as
shown on the RLIS topography GIS layer.

2. Drainage: All drainage courses identified on the water resource area maps or areas
identified as protected Goal 5 Wetlands, and areas outside the floodway, but within the
floodway fringe, also known as the 100-year floodplain.

3. Geology: All known mineral and aggregate deposits identified on the
Comprehensive Plan map as protected Goal 5 resources.

Comment: The Slope Analysis map indicates that only 1.6% of the site contains slopes
in the 25% to 35% range. When aggregated with the 2.3% of slopes greater than 35%
grade, the total percentage of the site having slopes greater than 25% grade is 3.9%.
There are no water resources or wetlands on the property. There are no known mineral
and aggregate deposits shown for this site on the Comprehensive Plan Map.
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Conclusion: The site does not contain Type II lands because slopes are not greater than
25% on more than 50% of the site and the other criteria are also not met.

Type III lands. These lands are considered within the major portion of the City’s
developable lands. Standard development criteria can be applied through normal
implementation measures. Type III lands have slopes over 10 percent on more than 50
percent of the site, as shown on the RLIS topography GIS layer.

Comment: The Slope Analysis map shows that 22.5 percent of the site contains slopes
in the 10% to 25% range. When aggregated with the 2.3% of slopes greater than 35%
grade and 1.6% of the site having slopes in the 15-35% range, the total percentage of
the site having slopes greater than 10% grade is 26.4%. Conclusion: The site does not
contain Type III lands since slopes are not greater than 10 percent grade on over 50
percent of the site.

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.

Comment: The subject property will extend Riverside Drive (currently Riverside Ct.)
through the property from Old River Drive to the east boundary of the site. This
extension was suggested by staff as a means of potentially allowing for a future
connection to Robin View Ct. if Tax Lot 1000 is further divided. This will allow for a
looped street configuration with improved connectivity in the surrounding
neighborhood. A reserve strip will be provided at the end of Riverside Drive,
consistent with City standards. No cul-de-sac streets are proposed so the provisions
of Section 85.200(A)11 are not applicable.

No new street names are proposed. Consistent with City standards, the maximum
street grade is 15%. This occurs at the east end of Riverside Drive as the street
traverses down a short hillside area to the lower bench that TL 1000 is situated on.
No alleys are proposed. All proposed streets have sidewalks and planter strips,
consistent with City standards. All proposed streets will be dedicated without any
reservations or restrictions. All lots in the subdivision have access to a public street,
as shown on the Tentative Plan. No gated streets or special entry designs are
proposed.

B. Blocks and lots.

Comment: No new blocks having a length of more than 800 feet are proposed. The
distance along Riverside Drive to the eventual connection with Robin View Ct. is a
little over 700 feet. Due to terrain and surrounding development patterns, it is not
practicable to make blocks that are shorter. The proposed lots have property lines
that are perpendicular to the street; contain sufficient area to meet the requirements
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of the R-10 zone, and provide for building envelopes that will meet required
setbacks. The lots have buildable depths that do not exceed 2.5 times their width.

The development conforms to the provisions of Chapter 48, as discussed below in
this report.

85.200(B) (5). No double frontage lots are proposed. The proposed lot lines within
the development are approximately at right angles to the streets on which they front,
as required by Section 85.200(B)(6). No flag lots are proposed. The proposed lots
are not large enough to allow for future re-division under the provisions of the R-10
zone.

C. Pedestrian and bicycle trails.

Comment: No pedestrian or bicycle trails are proposed in this development. No
bicycle improvements were listed on the Bicycle Master Plan.

D. Transit facilities.

Comment: Not applicable. No transit facilities are proposed or required as there is no
TriMet service in this area.

E. Lot grading.

Comment: Grading of the proposed building site will conform to City standards.
Preliminary grading plans for the street area is shown on the Preliminary Grading
Plan submitted with this application. Compliance for individual homes will be
reviewed at the time of building permit application.

F. Water.

Comment: City water is available in Old River Drive. The proposed project site is in
the Robinwood water pressure zone, which has adequate volume and pressure of
water to serve the subdivision. The new water main to be installed in Riverside Drive
will be 8” ductile iron and will be connected through to the water line in Robin View
Ct. in order to provide a looped system.

G. Sewer.

Comment: As shown on the Preliminary Utility Plan, there is an existing public
sewer line in an easement along the north side of the site. The sewer developed
within the new street will connect to this line.

H. Storm.

Comment: As shown on the Preliminary Utility Plan, storm sewer will be installed in
the new street and piped to a small treatment facility to be developed on the property
to the east (which is also owned by the applicant) prior to release to the Willamette
River. No storm water detention is proposed because of the proximity to the river.
Please refer to the attached storm report for more detail.
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We have been advised by Planning staff that the Planning Commission has recently
interpreted the Community Development Code to include storm water detention facilities
as a major utility, which would require approval of a conditional use permit. The
proposed facility differs from the storm detention facility that was discussed at the
November 15, 2017 Planning Commission hearing in several ways:

• The proposed facility is not a stormwater detention pond. No water will be
detained at this facility. Rather, it is a facility containing vegetative media through
which storm water will pass in order to filter sediments and pollutants out of the
water prior to discharge to the Willamette River. Because the facility detains no
water, it would have a lesser impact on a neighborhood than a facility where
there would be standing water for some period of time.

• The scale of the facility is much smaller than the detention pond that was
discussed at that hearing (less than 1,000 sq. ft. vs. nearly 9,000 sq. ft.). This
small scale again means lesser potential for impact upon neighboring properties
in terms of visibility and amount of storm water involved.

• The location of the proposed facility near the river means that there are fewer
neighbors involved and that any overflow would go directly to the river so that
there is not the same potential to impact neighbors as with a detention facility.

For all of these reasons, we believe that the Planning Commission can find that this
is a minor utility that does not require Conditional Use approval.

Finally, in order to preserve all appeal rights, we must raise an objection to the
Planning Commission’s characterization of storm water detention and, potentially,
treatment facilities, as major utilities. They are, in fact, an accessory or ancillary use
to residential development. Per the provisions of Chapter 92 of the Community
Development Code, as well as the City’s Public Works Standards, residential
development must provide for storm water detention and treatment. To make storm
water facilities that are required in order to develop residential properties a
conditional use would have the effect of making residential development itself a de
facto conditional use, which would violate Statewide Planning Goal 10.

I. Utility easements. Utility easements are shown on the plans submitted with this
application.

J. Supplemental provisions.

1. Wetland and natural drainaqewavs. Comment: There are no wetlands or
natural drainageways on or abutting the subject property.

2. Willamette and Tualatin Greenwavs. Comment: See discussion of Chapter 48,
below.

3. Street trees. Comment: Street trees will be provided as required, as shown on
the Tentative Plan.

Ferndell Estates
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4. Lighting. Comment: Prior to final plat approval, an analysis of existing street
lighting will be conducted and, if necessary, improvements made to comply
with these standards. The preliminary design for streetlight placement within
the subdivision is shown on the preliminary utility plan. To reduce ambient light
and glare, high or low pressure sodium light bulbs will be provided for all
streetlights within the subdivision. The lights will be shielded so that the light is
directed downwards rather than omni-directional.

5. Dedications and exactions. Comment: No new dedications or exactions to
service off-site properties are anticipated in conjunction with this application.

6. Underground utilities. Comment: All utilities within the development will be
placed underground, as required by this section.

7. Density reguirement. Comment: The density calculations submitted with this
application demonstrate that the maximum density permitted on this site is 6
units. The proposed density of 6 units satisfies the minimum density standard.

Density Calculations

Area (sq. ft.) Allowable
Density

Units @1 per 10,000
_sq.ft._

Gross Site Area 142,933
Land in a boundary street right-of-way,
water course, or planned open space
where density transfer is not requested:

0

Area in street right-of-way: 34,373
Net Site Area: 108,560
Net Area within Type I or II slopes where
Developed:_

4,422 50% .22

Area within Type I or II slopes where
Density Will be Transferred:_

0 75% 0

Area within Water Resource Area-all
development transferred._

0 50% 0

Open Space (Type III and IV Lands) 0 100% 0
Type III & IV Land Developed: 104,138 100% 10.41
Base Density Allowed: 10.63
Total Allowed Density: 10 Units

8. Mix requirement. Comment: Not applicable. This requirement only applies in
the R-2.1 and R-3 zones. The subject property is zoned R-10.

9. Heritage trees/siqnificant tree and tree cluster protection. Comment: No
heritage trees, as defined in the Municipal Code, are present on the site. Other
existing trees are mapped on the Tree Plan, including those identified by the
City Arborist as “significant”. Please see discussion of Chapter 55, below.
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10. Annexation and street lights. Comment: Not applicable. The subject property is
within the city limits.

Chapter 48- ACCESS, EGRESS AND CIRCULATION

48.025 ACCESS CONTROL

6. /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.)

Comment: The trip generation rate for single-family homes is approximately 10
vehicle trips per day according to Institute of Transportation Engineers data. One
of these trips will occur in the am peak hour and one will occur in the pm peak
hour. The proposed subdivision will add five new dwellings (additionally, the
existing home on the property will be replaced with a new dwelling, which will
generate the same traffic as the existing home would). A total of 90 new trips per
day would be expected from this development, with 9 occurring in the am peak
hour and 9 occurring in the pm peak hour. Because of the small size and limited
amount of traffic to be generated by this development, a Traffic Impact Analysis is
not required for this project.

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.

Comment: Access to the subdivision will from the extension of Riverside Drive
through the property from Old River Drive to the east boundary of the site. When
property to the east is partitioned, this will provide for an eventual connection of
Riverside Drive to Robin View Ct., which loops back out to Old River Drive.

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

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

Comment: All lots will take access from the new Riverside Drive within the
subdivision.

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).

Comment: The site plan provides local street access for all lots. The site does not
abut an arterial street.

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.

Comment: No double-frontage lots are proposed.

6. Access spacing.

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

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

Comment: Old River Drive is designated as a Neighborhood Route by the West
Linn Transportation Systems Plan. The minimum spacing distance listed between
intersections on a Neighborhood Route is 150 feet. The proposed Riverside Drive
intersection is 233’ north of Cherokee Ct., and 600’ south of Riverwoods Place.
This standard is met.

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

Comment: Each proposed lot will have one access point, as specified in this
section.

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:

Comment: Not applicable. No shared accesses are proposed.

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.

Comment: No block lengths in excess of 800 feet are proposed. The block length
from Old River Drive to the eventual connection with Robin View is approximately
700 feet.

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.

Comment: Proposed streets will comply with the public street standards of Chapter
92 (see below).

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.
(Ord. 1635 § 25, 2014; Ord. 1636 § 33, 2014)

Comment: No exceptions to block length are necessary.
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48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES

A. Direct individual access from single-family dwellings and duplex lots to an arterial
street, as designated in the transportation element of the Comprehensive Plan, is
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.

Comment: All lots will take access from the internal local street system. No arterial
streets are located in this area.

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.

Comment: All lots will have individual driveways that conform to these standards.
Driveways will be reviewed at the time of building permit application.

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

Comment: No lots will have portions of the homes located more than 150 feet for the
adjacent right-of-way.

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.

Comment: The proposed street will be built to full City standards for local streets.

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

Comment: Not applicable. No multi-family dwellings are proposed.

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.

Comment: Not applicable. All lots are for single-family homes and all parking will be
provided on the home’s driveway.

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.

Comment: No driveways onto arterial or collector streets are proposed.

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.

Comment: Not applicable. No multi-family development is proposed.

I. Gated accessways to residential development other than a single-family home are
prohibited. (Ord. 1408, 1998; Ord. 1463, 2000; Ord. 1513, 2005; Ord. 1584, 2008; Ord.
1590 § 1, 2009; Ord. 1636 § 34, 2014)

Comment: Not applicable. No gated accesses are proposed.

Chapter 55- DESIGN REVIEW

As required by this chapter, the applicant retained the services of an arborist
(Multnomah Tree Experts) to identify the size, species, and condition of existing trees on
the subject property. The trees were surveyed and mapped by Centerline Concepts,
Inc., as shown on the Existing Conditions Map submitted with this application.
Subsequently, the City Arborist visited the site and determined that 38 of these trees are
significant trees. These trees are shown on the Tree Preservation Plan submitted with
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this application. The following provisions of Chapter 55 relating to tree preservation are
applicable to this proposal:

B. Relationship to the natural and physical environment.

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

Comment: No heritage trees are located on the subject property.

2. All heritage trees, as defined in the municipal code, all trees and clusters of
trees (“cluster" is defined as three or more trees with overlapping driplines;
however, native oaks need not have an overlapping dripline) that are considered
significant by the City Arborist, either individually or in consultation with certified
arborists or similarly qualified professionals, based on accepted arboricultural
standards including consideration of their size, type, location, health, long term
survivability, and/or numbers, shall be protected pursuant to the criteria of
subsections (B)(2)(a) through (f) of this section. In cases where there is a
difference of opinion on the significance of a tree or tree cluster, the City Arborist’s
findings shall prevail. It is important to acknowledge that all trees are not significant
and, further, that this code section will not necessarily protect all trees deemed
significant.

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

Comment: Only one of the significant trees identified by the City Arborist is
located on slopes that are consistent with Type I or II lands. That tree is
proposed to be preserved. It must be noted, however, that per the definitions
of Type I and II lands in Chapter 2 of the Community Development Code,
there are no such lands on the subject property. The percentage of the site
that they occupy (1.6%-Slopes 25-35%, and 2.3%-Slopes 35% plus) is far
lower than the 50% threshold set in the definition.

b. Non-residential and residential projects on non-Type I and II lands shall
set aside up to 20 percent of the area to protect trees and tree clusters
that are determined to be significant, plus any heritage trees. Therefore,
in the event that the City Arborist determines that a significant tree cluster
exists at a development site, then up to 20 percent of the non-Type I and
II lands shall be devoted to the protection of those trees, either by
dedication or easement. The exact percentage is determined by
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establishing the driplines of the trees or tree clusters that are to be
protected. In order to protect the roots which typically extend further, an
additional 10-foot measurement beyond the dripline shall be added. The
square footage of the area inside this “dripline plus 10 feet” measurement
shall be the basis for calculating the percentage (see figure below). The
City Arborist will identify which tree(s) are to be protected. Development
of non-Type I and II lands shall also require the careful layout of streets,
driveways, building pads, lots, and utilities to avoid significant trees, tree
clusters, heritage trees, and other natural resources pursuant to this
code. Exemptions of subsections (B)(2)(c), (e), and (f) of this section shall
apply. Please note that in the event that more than 20 percent of the non-
Type I and II lands comprise significant trees or tree clusters, the
developer shall not be required to save the excess trees, but is
encouraged to do so.

Comment: The entire site is wooded and, as shown on the Tree Plan
submitted with this application, Significant Trees impact every lot in the
subdivision, as well as the proposed street. This makes full compliance with
the 20 percent aspirational standard impracticable while maintaining
reasonable building sites. A total of 19,755 sq. ft. of the site is proposed to be
placed in tree preservation easement, as shown on the tree plan. This
amounts to approximately 14% of site area. This does not mean that all of the
Significant Trees located outside of these tree protection areas will be
removed; rather it means that it will be necessary to build closer to some of
these trees than the dripline-plus-10 standard. Where Significant Trees are
located on lot lines or rear yard areas and it is practicable to save the trees,
they will be retained.

c. Where stubouts of streets occur on abutting properties, and the extension
of those streets will mean the loss of significant trees, tree clusters, or
heritage trees, it is understood that tree loss may be inevitable. In these
cases, the objective shall be to minimize tree loss. These provisions shall
also apply in those cases where access, per construction code standards,
to a lot or parcel is blocked by a row or screen of significant trees or tree
clusters.

Comment: Riverside Drive will be stubbed to the east property line of the
subject property. This street must be extended through the site to connect
with Robin View Ct. in the future. This extension will result in the loss of 4
trees located within the street right-of-way. As is apparent from the slope
analysis drawing, it is not practicable to relocate the street so that it would
avoid these trees.

d. For both non-residential and residential development, the layout shall
achieve at least 70 percent of maximum density for the developable net
area. The developable net area excludes all Type I and II lands and up to
20 percent of the remainder of the site for the purpose of protection of
stands or clusters of trees as defined in subsection (B)(2) of this section.
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Comment: The density calculations submitted with this application
demonstrate that the project will achieve more than 70% of maximum density.
The maximum density allowed is ten lots and that is the density proposed
(100% of maximum density).

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

Comment: Not applicable. The site does not abut an arterial or collector street.

f. If the protection of significant tree(s) or tree clusters is to occur in an area
of grading that is necessary for the development of street grades, per City
construction codes, which will result in an adjustment in the grade of over
or under two feet, which will then threaten the health of the tree(s), the
applicant will submit evidence to the Planning Director that all reasonable
alternative grading plans have been considered and cannot work. The
applicant will then submit a mitigation plan to the City Arborist to
compensate for the removal of the tree(s) on an “inch by inch” basis (e.g.,
a 48-inch Douglas fir could be replaced by 12 trees, each four-inch). The
mix of tree sizes and types shall be approved by the City Arborist.

Comment: Trees located in the protected portions of the site will not be
impacted by site grading.

Chapter 92 REQUIRED IMPROVEMENTS

92.010 PUBLIC IMPROVEMENTS FOR ALL DEVELOPMENT
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:

Comment: As shown on the Tentative Plan, the developer proposes to construct
Riverside Drive to City local street standards, with a 48’ right-of-way, 24’ paved
section, 6 foot sidewalks and 5’ planter strips.

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

Comment: Not applicable. This subsection applies only when an applicant is
proposing to construct less than full standard streets.

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

Comment: As shown on the Grading Plan submitted with this requirement will be met.

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
purpose of the City’s systems development charge program in determining the extent
of improvements which are the responsibility of the subdivider.

Comment: As shown on the Grading Plan submitted with this application, the proposed
streets will be graded for the full right-of-way and improved to City standards.

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.

Comment: Monumentation will be installed and/or reestablished at street intersections in
accordance with this subsection.

E. Surface drainage and storm sewer system. A registered civil engineer shall prepare
a plan and statement which shall be supported by factual data that clearly shows that
there will be no adverse impacts from increased intensity of runoff off site of a 100-
year storm, or the plan and statement shall identify all off-site impacts and measures
to mitigate those impacts commensurate to the particular land use application.
Mitigation measures shall maintain pre-existing levels and meet buildout volumes,
and meet planning and engineering requirements.

Comment: The project engineer has prepared a storm drainage plan, as shown on the
Utility Plan, and a storm report for this project. Please refer to those documents.

F. Sanitary sewers. Sanitary sewers shall be installed to City standards to serve the
subdivision and to connect the subdivision to existing mains.
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 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.
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The actual amount shall be determined by the City Administrator considering
current construction costs.

Comment: Sanitary sewers are available to this project from an existing line in an
easement that crosses the subject property. This sewer will be extended to service all
lots within the development, as required by this subsection.

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 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.

Comment: A water line will be installed within Riverside Drive and will be looped to
connect to existing lines Robin View Ct.

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.

Comment: As required by this subsection, sidewalks will be installed along all street
frontages in this development.

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).

Comment: Sidewalks will be constructed during home construction on each lot. The
required letter of credit will be provided.
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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.

Comment: Sidewalks will be installed to City specifications.

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.

Comment: Not applicable. The site does not abut an arterial or collector street.

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.

Comment: Sidewalks are proposed on both sides of all streets within this
subdivision.

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.

Comment: No bicycle routes are called for on the local streets within this subdivision.

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.

Comment: The developer will provide all required signs, consistent with City standards.

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.

Comment: The required sign will be installed at the end of Riverside Drive.

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.

Comment: Not applicable. No public dedications are proposed.
Ferndell Estates
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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.

Comment: Street lights will be installed by the developer, consistent with the
requirements of this subsection.

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.

Comment: The developer will coordinate with utility companies for the installation of
underground facilities for electrical, cable, natural gas, telephone, and street lighting. As
required by this section.

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.

Comment: Curb cuts will be installed at the time of home construction and will be
installed to City standards.

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.

Comment: The developer will coordinate with the City Parks and Recreation Department
regarding installation of street trees and will be responsible for paying the appropriate
fee.

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.
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Comment: The developer will coordinate with the US Postal Service and the City
Engineer regarding the location of joint mailbox clusters and will install them in
accordance with this section.

CHAPTER 28- WILLAMETTE AND TUALATIN RIVER PROTECTION

28.030 APPLICABILITY
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.

Comment: The subject property is not within the Willamette River or Tualatin River
Greenway. The steep bluff area on the eastern end of the site is designated Medium
Habitat Conservation Area by Metro and the City’s GIS map.

28.040 EXEMPTIONS/USES PERMITTED OUTRIGHT

The use of Habitat Conservation Areas for residential purposes is not listed as a use that
is exempt or permitted outright. However CDC 28.040AA does apply to this proposal:

AA. Lands that are designated as an HCA only due to aforested 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.

Please see discussion of this provision under section 28.070, below.

28.050 PROHIBITED USES
The following are prohibited:

1. Residentialfloating structures, also known asfloating 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.
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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. (Ord. 1576,
2008)

Comment: None of the uses listed in this section are proposed within the Habitat
Conservation Area.

28.060 ADMINISTRATION AND APPROVAL PROCESS
An application for a protection area permit shall be processed pursuant to the provisions of
Chapter 99 CDC, Procedures for Decision-Making: Quasi-Judicial.

Comment: The application is being processed quasi-judicially, in accordance with the
provisions of Chapter 99 of the CDC.

28.070 PLANNING DIRECTOR VERIFICATION OF METRO HABITAT PROTECTION
MAP BOUNDARIES

A. The HCA Map is the basisfor identifying and designating the habitat conservation areas in
the City. A copy of the latest, updated HCA Map is onfile 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
naturalfeatures 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.

The map below shows the location of the HCA per the City of West Linn GIS mapping system.
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The areas that are designated HCA due strictly to forested tree canopy are shown in tan. As
noted in section 28.070(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." Therefore, the areas mapped in tan are not
subject to the provisions of Chapter 28.

It is unclear as to why the HCA area mapped in green has received this designation as a
moderate value HCA. It is wooded and there is a steep slope, but there are no drainageways or
wetlands present in this area. Indeed, the Tax Lot to the east that is almost entirely within this
designation is developed with a single-family home and has maintained residential yards and
other landscaping. To the extent that it may be necessary to allow the development of Lots 5
and 6, the applicant will agree to a condition of approval requiring approval of a Planning
Director Verification of the HCA boundary.

8. 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
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incorrect, the Planning Director will make a writtenfinding of this as well as the site conditions
that led to that conclusion.

Comment: We do not believe that there are any HCA resources on the subject property and that
this area should not be designated as HCA.

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.

Comment: The required notice will be provided.

D. This determination andfindings 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.

Comment: If approved, this requirement will be met by the City.

E. The Planning Director determination is appealable to the City Council per Chapter 99 CDC.

Comment: The applicant recognizes that the determination is appealable.

F. Lands that are designated as an HCA only due to aforested 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. (Ord. 1576, 2008; Ord.
1604 §§25-28, 2011)

Comment: The areas shown in tan are exempt due to this provision as there are no habitat
resources in those areas other than forested overstory.

28.110 APPROVAL CRITERIA

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

Comment: Upon approval of a change in designation, these provisions will no longer apply.
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Notice of Neighborhood Meeting Regarding 
A Proposed 10-Lot Subdivision 

Located at 3350 Riverside Drive 
 

Hello, 

You are invited to attend a neighborhood meeting to discuss a proposed development in your 

area. Bill Varitz and Greg Sams are proposing to construct a 10-Lot subdivision on property 

located at 3350 Riverside Drive in West Linn.  

As required by the West Linn Community Development Code, prior to the submittal of an 

application to the City of West Linn for preliminary approval of this project, a meeting with 

neighbors will be held to present the conceptual plan for the project, to answer questions and 

for the developers to receive feedback from those in attendance. This notice of the meeting is 

being mailed to owners of property located within 500 feet of the boundaries of the subject 

property. The notice is also being mailed to officers of the Robinwood Neighborhood 

Association as the property is located within the Robinwood Neighborhood Association 

boundary. 

The proposed development is scheduled to be presented at the May 9, 2017 meeting of the 

Robinwood Neighborhood Association. There may be other items on the agenda in addition to 

this project. Meeting time and place are: 

7:00 pm on Tuesday, May 9, 2017 
Robinwood Station  

3706 Cedaroak Drive 
West Linn, Oregon 97068.  

  
 

We look forward to meeting with you. If you cannot attend in person but have questions 
regarding the project, please feel free to contact the project planning consultant, Rick Givens. 
You may phone him at (503) 479-0097 or contact him via email at rickgivens@gmail.com.  

 
 

 



Regarding A Proposed 10-Lot Subdivision
Located at 3350 Riverside Drive

Notice of Neighborhood Meeting

You are invited to attend a neighborhood meeting to discuss a proposed 10-Lot subdivision on property located at 
3350 Riverside Drive in West Linn. As required by the West Linn Community Development Code, prior to the submittal 
of an application to the City of West Linn for preliminary approval of this project, a meeting with neighbors will be held 
to present the conceptual plan for the project, to answer questions and for the developers to receive feedback from 
those in attendance. 

The proposed development is scheduled to be presented at the May 9, 2017 meeting of the Robinwood NeighborThe proposed development is scheduled to be presented at the May 9, 2017 meeting of the Robinwood Neighbor-
hood Association. There may be other items on the agenda in addition to this project. Meeting time and place are:

7:00 pm on Tuesday, May 9, 2017
Robinwood Station 
3706 Cedaroak Drive
West Linn, Oregon 97068

 
If you cannot attend, but would like further information, please contact the project’s planning consultant:

Rick Givens
(503) 479-0097

rickgivens@gmail.com

Notice of Neighborhood Meeting
Regarding A Proposed 10-Lot Subdivision

Located at 3350 Riverside Drive
You are invited to attend a neighborhood meeting to discuss a proposed 10-Lot subdivision on property located at
3350 Riverside Drive in West Linn. As required by the West Linn Community Development Code, prior to the submittal
of an application to the City of West Linn for preliminary approval of this project, a meeting with neighbors will be held
to present the conceptual plan for the project, to answer questions and for the developers to receive feedback from
those in attendance.

The proposed development is scheduled to be presented at the May 9, 2017 meeting of the Robinwood Neighbor¬
hood Association. There may be other items on the agenda in addition to this project. Meeting time and place are:

7:00 pm on Tuesday, May 9, 2017
Robinwood Station

3706 Cedaroak Drive
West Linn, Oregon 97068

If you cannot attend, but would like further information, please contact the project’s planning consultant:

Rick Givens
(503) 479-0097

rickgivens@gmail.com



AFFIDAVIT OF NOTICE

STATE OF OREGON )
SS)

County of Clackamas )

I, Richard Givens, Planning Consultant for William Varitz and Greg Sams,

declare that on April 18, 2017 notice of a neighborhood meeting was provided, in
the case of the Femdell Estates Subdivision, pursuant to Chapter 99.083 of the

West Linn Community Development Code. Notice was mailed to property owners

within 500 feet of the project site, and to the officers of the Robinwood

Neighborhood Association. This notice was for the a 10-lot subdivision.

/ 1 / 'Z-'O/S'

RICHARD GIVENS
PLANNING CONSULTANT

DATE

OFFICIAL STAMP
RENEE L. GONZALES

NOTARY PUBLIC-OREGON
COMMISSION NO. 944398

MY COMMISSION EXPIRES NOVEMBER 03. 2019

U«(t>W2oa«ÿ -
State tv cretin
CAOUcAmOs CtoHA



AFFIDAVIT OF POSTING

STATE OF OREGON )
) SS

County of Clackamas )

I, Richard Givens, Planning Consultant for William Varitz and Greg Sams, in the

case of the Femdell Estates Subdivision, declare that on April 18, 2017, pursuant
to Chapter 99.083 of the West Linn Community Development Code, a sign

providing notice of a neighborhood meeting to discuss the proposed 10-lot

project. The sign exceeded the required 11” x 17” standard and was posted on the

subject property’s frontage on Old River Drive.
\

■ z/z</
RICHARD GIVENS
PLANNING CONSULTANT

DATE

OFFICIAL STAMP
RENEE L. GONZALES

NOTARY PUBUC-OREGON
COMMISSION NO. 944398

MY COMMISSION EXPIRES NOVEMBER 03, 2019

s-vcut Of \>YtqD(\
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Neighborhood Meeting Minutes 

Ferndell Estates Subdivision 

 
May 9, 2017.   
Location:  Robinwood Community Center 
Attendence:  35-40 
Developer:  Greg Sams, Hymark Custom Homes, Inc. 
 
The plan to divide this parcel of property into a 10-lot subdivision was shared with 
attendees.  Greg Sams, one of the applicants, made the presentation. 
 
A preliminary plat drawing showing the proposed subdivision and the placement of the 
street was presented.  Mr. Sams noted that trees would be preserved responsibly. 
Overall feedback was positive for the development. Concerns included tree 
preservation, need for a sidewalk on one side of the street and management of all 
development activities to be community friendly was emphasized by those in 
attendance. 
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Preliminary Storm drainage report for 

Ferndell Estates 

Site Conditions: 

This parcel is a rectangular tract made up of two parcels (3300 & 3350 Riverside Ct.) 
and containing approximately 3.1 acres. Riverside Ct. is a private drive that is 
connected to Old River Road, A public street. Easterly 17828 Robin View Court has 
direct access to the Willamette River. There are two residential dwellings and several 
out building on site.  The property is generally wooded and slopes towards The 
Willamette River with an overall average slope of 7% with local areas in the 15% range. 
With development ten (1) lots are proposed with a public street ending with a partial 
blub that would be extended to Robin View Ct. with future development.  

Regulatory 

2.0013 Minimum Design Criteria 

A. Storm Detention Facilities 

2. Storms to be evaluated shall include the 2, 5, 10, 25 and 100-year events. Allowable 
post development discharge rates for the 2, 5, 10, and 25-year events shall be that of 
the pre-development rate. An outfall structure such as a “V-Notch” weir or single or 
multiple orifice structure shall be designed to control the release rate for the above 
events. No flow control orifice smaller than 1 in. shall be allowed. If the maximum 
release cannot be met with all the site drainage controlled by a single 1 in. orifice, the 
allowable release rate provided by a 1 in. orifice will be considered adequate as 
approved by the City Engineer. 

Hydrologic Soils Group: 

The Oregon Soil Survey was used to determine the soil type and Hydrologic Soil Group. 

         Map unit Symbol         Map unit name                   

          19                                 Cloquanta Silt          

          91B                               Woodburn Silt           

          

DRAINAGE STRATEGY 

Since the property is in close proximity to the Willamette River and has direct access to the 
water no detention is proposed. A water quality facility is proposed using the criteria of Clean 
Water Services. (CWS)  
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Water Quality Facility 

Streets and walks = 18,374 SF + (10)(2640) = 44974 sf 

WQ volume = 0.36 X Area/12 = (0.36”) (44974sf)/12”/ft = 1349 CF 

WQ Flow= Water Quality Volume/14400 = 1349 / 14400 = 0.09cfs 

Orifice size - Diameter = 24 X{(Q/(C{2gH}.5)/ π}.5 =  

24({0.09/(0.62){(2)(32)(2)}.5/π).5 = 2.5 inches 

Design Parameters 

The design storm is a 24 hour standard SCS Type 1A 

 2-year………………………2.5 inches 

 10-year……………….……3.45 inches 

 25-year…………………….3.9 inches 

 100-year………………..….4.5 inches 

Recommendations & Conclusion 

With proximity to the Willamette River detention would have no measurable effect on 
the flood flow of the river. A water quality pond on 17828 Robin View Court will provide 
the necessary cleaning of the storm water prior to discharge into the river. This facility 
will be located above the 100-year floor plain of the River   
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Greg Sams & Bill Varitz

18811 Trillium Drive 

West Linn, OR 97068

PH:  (503) 939-6015

Richard E. Givens, Planning Consultant

PH:  (503) 479-0097

Oregon City, OR 97045

18680 Sunblaze Dr.
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Density Calculations

Area (sq. ft.)

Allowable

Density

Units @1 per

10,000 sq.ft.

Gross Site Area

142,933

Land in a boundary street

right-of-way, water course,

or planned open space

where density transfer is not

requested:

0

Area in street

right-of-way:
34,373

Net Site Area:

108,560

Net Area within Type I or II

slopes where Developed:
4,422

50% .22

Area within Type I or II

slopes where Density Will

be Transferred: 0 75% 0

Area within Water

Resource Area-all

development transferred.

0 50% 0

Open Space (Type III and

IV Lands)

0 100% 0

Net Type III & IV Land

Developed:
104,138

100% 10.41

Base Density Allowed:

10.63

TOTAL ALLOWED

DENSITY: 10 UNITS

Zoning: R-10

Theta Engineering, Inc.

PH: (503) 481-8822

Lake Oswego, OR 97035

PO Box 1345

Engineer:

Site Area: 3.28 Acres

Sewer: City of West Linn

Legal: 2-1E-14AD TL 900 & 990

Applicant/Owner:

Contours: Centerline Concepts, Inc.

Water: City of West Linn

Centerline Concepts, Inc.

PH: (503) 650-0188

Oregon City, OR 97045

700 Molalla Ave.

Surveyor:

Bill Varitz

PH: (503) 939-3803 

West Linn, OR 97068

17828 Robin View Ct.

Design by: Richard E. Givens, Planning Consultant

Survey Work by: Centerline Concepts, Inc.
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746 sq. ft. of this is within street.

373 sq. ft. of this is within street.

6,570 sq. ft. of this is within street.

26,684 sq. ft. of this is within street.

Slopes 0-10% (Type IV Land)

32,201 sq. ft. (22.5% of site)

105,191 sq. ft. (73.6% of site)

Slopes 10-25% (Type III Land)
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Bill Varitz & Greg Sams

18811 Trillium Drive 

West Linn, OR 97068

PH:  (503) 939-6015

Richard E. Givens, Planning Consultant

PH:  (503) 479-0097

Oregon City, OR 97045
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