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GENERAL INFORMATION 

OWNER/ 
APPLICANT:  Ali and Nina Ladha  
  9334 SE Hunters Bluff Ave. 
  Happy Valley, OR 97086 
 
CONSULTANT:  Robert Price 

3935 NE 72nd Ave. 
Portland, OR 97213 
 

 
SITE LOCATION:  0 Noble Lane (Vacant property at the corner of Noble LN and 

Hoodview Ave.) 
 
LEGAL 
DESCRIPTION:  Clackamas County Assessor’s Map 2S-1E-26D, tax lot 00402 
 
SITE SIZE:  0.4 acres (17,517 square feet)  
 
ZONING:  Single-Family and Multiple-Family Residential Detached (R-3) 
 
COMP PLAN 
DESIGNATION:  Medium High Density Residential 
 
120-DAY PERIOD:  This application became complete on December 5, 2018.  The 

120-day maximum application-processing period ends on April 4, 
2019, but the applicant has granted a 30 day extension to the 120 
day period which expires May 4, 2019. 

 
PUBLIC NOTICE: Public notice was mailed to the all neighborhood associations and 

affected property owners on February 14, 2019.  The property 
was posted with a notice sign on February 21, 2019.  The notice 
was published in the West Linn Tidings on February 21, 2019.  The 
notice requirements of CDC Chapter 99 have been met. In 
addition, the staff report was posted on the City’s website 
February 22, 2019.  
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EXECUTIVE SUMMARY 
 
Site Conditions: The proposed development site is currently vacant and located at the corner of 
Noble Lane and Hoodview Avenue.  The property is 17,517 square feet but after right-of-way 
dedications the property will be 14,628 square feet. There are no trees on site with the 
exception of street trees adjacent to the right-of-way. The property slopes towards the 
southeastern corner of the property.  
 

 
 
Project Description: The applicant is requesting approval to construct 5-residential units in two 
buildings and Class I Variance to lot dimensions. The Class I Variance is required because after 
land dedications for frontage improvements to the right-of-way, the subject property will be 
372 square feet short of the required 15,000 square feet needed for the 5th unit.   
 
The land use permits include: 

• Class II Design Review 
• Class I Variance 

 
Surrounding Land Use and Zoning: The undeveloped site is zoned R-3.  Adjacent zoning and 
land uses include: 
 

Direction From Site Zoning Land Use 
North R-3 Single-family and Multiple-Family Residential 
East R-3 Single-family and Multiple-Family Residential 
West Clackamas 

County Zoning 
Clackamas County Zoning, Not annexed into 
West Linn 

South  R-3 Single-family and Multiple-Family Residential 
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Applicable Community Development Code Approval Criteria: 
 
 Chapter 15, Single-family and Multiple-Family Residential - R-3; 
 Chapter 55, Design Review; 
 Chapter 75 Variances and Special Waivers;  

 
Public comments: 

As of the publication date of this report, staff has not received any public comments. 
 

 RECOMMENDATION 

Staff recommends approval of application DR-18-03 and VAR-18-01 based on: 1) the findings 
submitted by the applicant, which are incorporated by this reference, 2) supplementary staff 
findings included in the Addendum below, and 3) the addition of conditions of approval below.  
With these findings, the applicable approval criteria are met.  The conditions are as follows: 

 

1. Site Plans. With the exception of modifications required by these conditions, the 
project shall substantially conform to all submitted drawings dated 7/9/18. 
 

2. Engineering Standards. All public improvements and facilities associated with the 
approved site design, including but not limited to street improvements, driveway 
approaches, curb cuts, utilities, grading, onsite and offsite storm water, street lighting, 
easements, easement locations, and connections for future extension of utilities are 
subject to conformance with the City Municipal Code and Community Development 
Code. All improvements must be designed, constructed, and completed prior to the 
issuance of occupancy permits. (See Staff Findings 36, 37, 38, 41, & 44)  
 

3. Side Wall Transition. The applicant must alter the nonexempt sidewalls of the 
proposed structures to comply with CDC 43.040.A. (See Staff Finding 5) 

4. Curb Cut Spacing. Driveway curb cuts onto Noble Lane shall be consolidated to meet 
spacing requirements. (See Staff Finding 13) 
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ADDENDUM 
PLANNING COMMISSION STAFF REPORT 

March 6, 2019 
 

STAFF EVALUATION OF THE PROPOSAL’S COMPLIANCE  
WITH APPLICABLE CODE CRITERIA 

 
CHAPTER 15, SINGLE-FAMILY AND MULTIPLE-FAMILY RESIDENTIAL (R-3) 

 
15.030 PERMITTED USES 

The following uses are uses permitted outright in this zoning district 
 (….) 
2.  Duplex residential unit 
3. Multiple-family residential unit 
4. Single-family attached residential units 
(…)  

 
Staff Finding 1: The property is in the R-3 zone. The applicant proposes 5 single-family 
residential attached housing units between two structures. One structure will have two 
single-family residential attached units (duplex) and one structure with three attached single-
family residential units. The applicant’s proposal for a multiple-family development is a 
permitted use in the R-3 zone. This criteria is satisfied.  
 
15.070 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 
requirements for uses within this zone: 

A.    The minimum lot size shall be: 
1.    For a single-family detached unit, 3,000 square feet. 
2.    For each attached single-family unit, 3,000 square feet. 
3.    For each multiple-family dwelling unit, 3,000 square feet. 

 
Staff Finding 1: The applicant is required to dedicate right-of-way along Noble Lane and 
Hoodview Avenue. After dedication, the subject property will be 14,628 square feet. The 
applicant proposes five multi-family dwelling units, which requires 15,000 square feet. The 
applicant is requesting a Class I Variance, which allows a reduction in lot area of up to five 
percent. Subject to the Class I Variance approval, which reduces the lot area by 2.3 percent, 
the criteria are met. 
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B.    The minimum front lot line length or the minimum lot width at the front lot line shall be 35 
feet. 
C.     Repealed 
 
Staff Finding 2:  The subject property has a front lot line width of 135 feet. The criteria are 
met.  
 
D.    The minimum yard dimensions or minimum building setback area from the lot line shall be: 

1.    For a front yard, 15 feet (20 feet for a garage); except for steeply sloped lots where 
the provisions of CDC 41.010 shall apply. 
2.    For an interior side yard, five feet. 
3.    For a side yard abutting a street, 15 feet. 
4.    For a rear yard, 15 feet, except that in the case of an apartment structure in this 
district, an additional yard area may be required between the structure in this district 
and any adjacent low density residential uses. 

 
Staff Finding 3:  Staff adopts the applicant findings found on page 28 (Exhibit PC-3 applicant’s 
submittal). The criteria are met. 
 
E.    The maximum building height shall be 35 feet for an attached or detached single-family 
unit, duplex unit or multi-family unit, except for steeply sloped lots when the provisions of 
Chapter 41 CDC shall apply. 
F.    The maximum lot coverage shall be 50 percent. 
G.    The maximum floor area ratio for single-family homes 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. 
 
Staff Finding 4:  The duplex and triplex are proposed to measure 35 feet in height. The lot is 
14,628 square feet and lot coverage is approximately 5,000 square feet, or 34 percent. The 
applicant is not proposing single-family homes. The criteria are met. 
 
H.    The sidewall provisions of Chapter 43 CDC shall apply. (Ord. 1538, 2006; Ord. 1622 § 24, 
2014; Ord. 1675 § 20, 2018) 
 
Staff Finding 5: The submitted plans and applicant’s findings (see page 94 Exhibit PC-4 
applicant’s resubmittal) suggest that the sidewalls do not meet the provisions of CDC Chapter 
43. Per Condition of Approval 3 the applicant must alter the sidewalls to comply with the 
requirements of CDC 43.040.A. Subject to the Planning Commission approval, the criteria is 
satisfied. 
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15.090 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. 
 

Staff Finding 6: There are no accessory or temporary structures or uses proposed in the 
application therefore CDC Chapters 34 and 35 do not apply. 

 
3.    Chapter 38 CDC, Additional Yard Area Required; Exceptions to Yard Requirements; 

Storage in Yards; Projections into Yards. 
 
Staff Finding 7: The applicant is not proposing to project into any required setback area of the 
underlying R-3 zone. Therefore the criteria is met by the decision of the Planning Commission. 

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

 
Staff Finding 8:  The maximum height in the R-3 zone is 35 feet.  The applicant is proposing 
not to exceed this height restriction. Therefore, the criteria is met, subject to an affirmative 
decision of the Planning Commission. 
 

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

Staff Finding 9:  The subject property of this application has an approximate slope of 7% 
which does not qualify this application for any exceptions of CDC Chapter 41. Therefore this 
criteria does not apply.   

 
6.    Chapter 42 CDC, Clear Vision Areas. 
 

Staff Finding 10:  Staff adopts the applicant’s findings found on page 34 (Exhibit PC-3 
applicant’s submittal). The criteria is met.  
 

7.    Chapter 44 CDC, Fences. 
 
Staff Finding 11: The applicant does not propose any perimeter fencing at this time. This 
criteria is met. 

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

 
Staff Finding 12:  The applicant proposes 2 off-street parking spaces within a garage and 1-2 
additional space in the driveway for each of the 5 residential units (3-4 total parking spaces 
per unit). This criteria is met. 
 

9.    Chapter 48 CDC, Access, Egress and Circulation. 
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(…) 
48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS SEPARATION REQUIREMENTS. 
(…) 

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

(…) 
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: 
(…) 
3.    Between any two curb cuts on the same lot or parcel on a local street, 30 feet. (…) 
 
Staff Finding 13: The applicant does not propose any shared driveways, but per condition of 
approval 4 the driveway curb cuts onto Noble Lane must be consolidated to meet spacing 
standards. All access is proposed via Noble Lane which is classified as a local street. Subject to 
approval of the proposed conditions, this criteria is met. 
 

10.   Chapter 52 CDC, Signs. 
 
Staff Finding 14:  The applicant does not propose any signs with this application. This criteria 
does not apply.  
 

11.    Chapter 54 CDC, Landscaping. 
 
Staff Finding 15:  Staff adopts the applicant findings found on page 35 (Exhibit PC-3 applicant 
submittal). The criteria is met. 
 
CHAPTER 55, DESIGN REVIEW 
 
55.100 APPROVAL STANDARDS – CLASS II DESIGN REVIEW 
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. 
 
Staff Finding 16:  The subject site contains no heritage trees. This criteria does not apply. 
 
2.    All heritage trees…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…shall be protected pursuant to the criteria of 
subsections (B)(2)(a) through (f) of this section… 
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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… 
 
Staff Finding 17:  There are no heritage trees or significant trees on the site. The criteria does 
not apply.  
 
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… 
 
Staff Finding 18: There are no heritage trees or significant trees on the site. The criteria does 
not apply. 
  
3.    The topography and natural drainage shall be preserved to the greatest degree possible. 
 
Staff Finding 19:  Staff adopts the applicant’s findings on page 98 (Exhibit PC-4 applicant’s 
resubmittal). Staff finds that the criteria is met. 
  
4.    The structures shall not be located in areas subject to slumping and sliding. The 
Comprehensive Plan Background Report’s Hazard Map, or updated material as available and as 
deemed acceptable by the Planning Director, shall be the basis for preliminary determination. 
 
Staff Finding 20: Staff adopts the applicant’s findings on page 98 (Exhibit PC-4 applicant’s 
resubmittal). The criteria is met. 
 
5.    There shall be adequate distance between on-site buildings and on-site and off-site 
buildings on adjoining properties to provide for adequate light and air circulation and for fire 
protection. 
 
Staff Finding 21: The property is currently vacant and the applicant is not proposing any 
variances to setback requirements. The submitted plans show setbacks between proposed 
structures and property lines meeting requirements and the applicant proposes 10 feet of 
separation between each of the proposed structures. The criteria is met. 
 
6.    Architecture. 
a.    The proposed structure(s) scale shall be compatible with the existing structure(s) on site and 
on adjoining sites. Contextual design is required. Contextual design means respecting and 
incorporating prominent architectural styles, building lines, roof forms, rhythm of windows, 
building scale and massing of surrounding buildings in the proposed structure. The materials 
and colors shall be complementary to the surrounding buildings. 
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Staff Finding 22:  Staff incorporates applicant findings (page 99 (Exhibit PC-4 applicant’s 
resubmittal)) relating to architecture as represented in the following applicant finding: 
 
“Based on the preliminary design prepared by Mascord, the two structures will complement 
the architectural style of the existing residential structures adjacent properties to the north, 
south, and east. To the west is Salamo Road, and Rosemont Middle School across Salamo 
Road. While the design of the two structures reflects today’s styles and trends, it will be both 
complementary and compatible with the styles that have already been established in the 
Parker Crest Neighborhood. The two structures reflect the ‘step down’ transition from 
development around it by going from larger structures to smaller ones, and finally to the 
Hoodview Avenue right-of-way. The extended setback on the north side of the site promotes 
the transition to a more open setting. Thus, the transition between structures along Noble 
Lane and across Hoodview Avenue is promoted by the design of the structures” 
 
This criteria is met. 
 
b.    While there has been discussion in Chapter 24 CDC about transition, it is appropriate that 
new buildings should architecturally transition in terms of bulk and mass to work with, or fit, 
adjacent existing buildings. This transition can be accomplished by selecting designs that “step 
down” or “step up” from small to big structures and vice versa (see figure below). Transitions 
may also take the form of carrying building patterns and lines (e.g., parapets, windows, etc.) 
from the existing building to the new one. 
c.    Contrasting architecture shall only be permitted when the design is manifestly superior to 
adjacent architecture in terms of creativity, design, and workmanship, and/or it is adequately 
separated from other buildings by distance, screening, grade variations, or is part of a 
development site that is large enough to set its own style of architecture. 
d.    Human scale is a term that seeks to accommodate the users of the building and the notion 
that buildings should be designed around the human scale (i.e., their size and the average range 
of their perception). Human scale shall be accommodated in all designs by, for example, multi-
light windows that are broken up into numerous panes, intimately scaled entryways, and visual 
breaks (exaggerated eaves, indentations, ledges, parapets, awnings, engaged columns, etc.) in 
the facades of buildings, both vertically and horizontally. 
 
Staff Finding 23:  Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s 
resubmittal) and refer to Staff Finding 22. These criteria are met. 
 
e.    The main front elevation of commercial and office buildings shall provide at least 60 percent 
windows or transparency at the pedestrian level to create more interesting streetscape and 
window shopping opportunities. One side elevation shall provide at least 30 percent 
transparency. Any additional side or rear elevation, which is visible from a collector road or 
greater classification, shall also have at least 30 percent transparency… 
 
Staff Finding 24:  The applicant is proposing multi-family housing units (5 units) in two 
buildings with no commercial or office use on the property. This criteria does not apply.  
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f.    Variations in depth and roof line are encouraged for all elevations. 
 
To vary the otherwise blank wall of most rear elevations, continuous flat elevations of over 100 
feet in length should be avoided by indents or variations in the wall. The use of decorative brick, 
masonry, or stone insets and/or designs is encouraged. Another way to vary or soften this 
elevation is through terrain variations such as an undulating grass area with trees to provide 
vertical relief. 
g.    Consideration of the micro-climate (e.g., sensitivity to wind, sun angles, shade, etc.) shall be 
made for building users, pedestrians, and transit users, including features like awnings. 
h.    The vision statement identified a strong commitment to developing safe and attractive 
pedestrian environments with broad sidewalks, canopied with trees and awnings 
(…) 
 
Staff Finding 25: The applicant is proposing multi-family housing units (5 units) in two 
buildings. The applicant has proposed design elements that break up the building’s elevation 
to avoid blank walls. There are existing sidewalks around the three sides adjacent to public 
right-of-way. This criterion is met. 
 
 
7.    Transportation Planning Rule (TPR) compliance. The automobile shall be shifted from a 
dominant role, relative to other modes of transportation, by the following means: 
 (…)  
b.    Multi-family projects shall be required to keep the parking at the side or rear of the 
buildings or behind the building line of the structure as it would appear from the right-of-way 
inside the multi-family project. For any garage which is located behind the building line of the 
structure, but still facing the front of the structure, architectural features such as patios, patio 
walls, trellis, porch roofs, overhangs, pergolas, etc., shall be used to downplay the visual impact 
of the garage, and to emphasize the rest of the house and front entry. 
(…) 
 
Staff Finding 26:  Staff incorporates the applicant’s findings on page 99 (Exhibit PC-4 
applicant’s resubmittal). The criteria has been satisfied.  
 
d.    Accessways, parking lots, and internal driveways shall accommodate pedestrian circulation 
and access by specially textured, colored, or clearly defined footpaths at least six feet wide. 
Paths shall be eight feet wide when abutting parking areas or travel lanes. Paths shall be 
separated from parking or travel lanes by either landscaping, planters, curbs, bollards, or raised 
surfaces… 
 
e.    Paths shall provide direct routes that pedestrians will use between buildings, adjacent 
rights-of-way, and adjacent commercial developments. They shall be clearly identified. They 
shall be laid out to attract use and to discourage people from cutting through parking lots and 
impacting environmentally sensitive areas. 
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(…) 
 
Staff Finding 27:  See Staff Finding 26; these criteria are met. 
 
(…) 
h.    Projects shall bring at least part of the project adjacent to or near the main street right-of-
way in order to enhance the height-to-width ratio along that particular street. (The “height-to-
width ratio” is an architectural term that emphasizes height or vertical dimension of buildings 
adjacent to streets. The higher and closer the building is, and the narrower the width of the 
street, the more attractive and intimate the streetscape becomes.) For every one foot in street 
width, the adjacent building ideally should be one to two feet higher. This ratio is considered 
ideal in framing and defining the streetscape. 
(…) 
 
Staff Finding 28:  The applicant proposes two three story buildings at a maximum height of 35 
feet as allowed in the R-3 zone. The applicant proposed a front yard setback of 20 feet, which 
is required in the R-3 zone. The Hoodview Avenue and Noble Lane street pavement width is 
28 feet. These criteria are met. 
 
C.    Compatibility between adjoining uses, buffering, and screening. 
1.    In addition to the compatibility requirements contained in Chapter 24 CDC, buffering shall 
be provided between different types of land uses; for example, buffering between single-family 
homes and apartment blocks. However, no buffering is required between single-family homes 
and duplexes or single-family attached units. The following factors shall be considered in 
determining the adequacy of the type and extent of the buffer: 
a.    The purpose of the buffer, for example to decrease noise levels, absorb air pollution, filter 
dust, or to provide a visual barrier. 
b.    The size of the buffer required to achieve the purpose in terms of width and height. 
c.    The direction(s) from which buffering is needed. 
d.    The required density of the buffering. 
e.    Whether the viewer is stationary or mobile. 
 
Staff Finding 29:  Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s 
resubmittal). These criteria are met. 
 
2.    On-site screening from view from adjoining properties of such things as service areas, 
storage areas, and parking lots shall be provided and the following factors will be considered in 
determining the adequacy of the type and extent of the screening: 
a.    What needs to be screened? 
b.    The direction from which it is needed. 
c.    How dense the screen needs to be. 
d.    Whether the viewer is stationary or mobile. 
e.    Whether the screening needs to be year-round. 
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Staff Finding 30:  Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s 
resubmittal). These criteria are met. 
 
3.    Rooftop air cooling and heating systems and other mechanical equipment shall be screened 
from view from adjoining properties. 
 
Staff Finding 31:  Staff incorporates applicant findings on page 100 (Exhibit PC-4 applicant’s 
resubmittal). These criteria are met. 
 
D.    Privacy and noise. 
1.    Structures which include residential dwelling units shall provide private outdoor areas for 
each ground floor unit which is screened from view from adjoining units. 
2.    Residential dwelling units shall be placed on the site in areas having minimal noise exposure 
to the extent possible. Natural-appearing sound barriers shall be used to lessen noise impacts 
where noise levels exceed the noise standards contained in West Linn Municipal Code Section 
5.487. 
(…) 
 
Staff Finding 32: The subject property is currently screened from the neighboring home to the 
south by a line of vegetation, and the proposed structure closest to the southern property 
line will be setback 5 feet. Staff incorporates the applicant’s findings on page 101 (Exhibit PC-
4 applicant’s resubmittal). The criteria is met. 
 
(…) 
G.    Demarcation of public, semi-public, and private spaces. The structures and site 
improvements shall be designed so that public areas such as streets or public gathering places, 
semi-public areas, and private outdoor areas are clearly defined in order to establish persons 
having a right to be in the space, to provide for crime prevention, and to establish maintenance 
responsibility. These areas may be defined by: 
1.    A deck, patio, fence, low wall, hedge, or draping vine; 
2.    A trellis or arbor; 
3.    A change in level; 
4.    A change in the texture of the path material; 
5.    Sign; or 
6.    Landscaping. 
 
Staff Finding 33:  Staff incorporates applicant findings on page 101 (Exhibit PC-4 applicant’s 
resubmittal). These criteria are met. 
 
H.    Public transit. 
1.    Provisions for public transit may be required where the site abuts an existing or planned 
public transit route. The required facilities shall be based on the following: 
a.    The location of other transit facilities in the area. 
(….) 
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Staff Finding 34:  Staff incorporates applicant findings on page 101 (Exhibit PC-4 applicant’s 
resubmittal). These criteria are met. 
 
I.    Public facilities. An application may only be approved if adequate public facilities will be 
available to provide service to the property prior to occupancy.  
1.    Streets. Sufficient right-of-way and slope easement shall be dedicated to accommodate all 
abutting streets to be improved to the City’s Improvement Standards and Specifications. The 
City Engineer shall determine the appropriate level of street and traffic control improvements to 
be required, including any off-site street and traffic control improvements, based upon the 
transportation analysis submitted. The City Engineer’s determination of developer obligation, 
the extent of road improvement and City’s share, if any, of improvements and the timing of 
improvements shall be made based upon the City’s systems development charge ordinance and 
capital improvement program, and the rough proportionality between the impact of the 
development and the street improvements… 
 
Staff Finding 35:  Noble Lane and Hoodview Avenue are classified as Local Streets in the West 
Linn Transportation System Plan and both will have a right-of-way (ROW) width of 52 feet 
after dedication of additional ROW by the applicant. The ROW is sufficient to accommodate 
existing street improvements with parking on one-side. Salamo Road is classified as a Minor 
Arterial and is built to City standards. The applicant submitted a Transportation Study and 
found no off-site improvements are warranted. See technical memorandum dated December 
22, 2017. The criteria are met.  
 
2.    Storm detention and treatment and geologic hazards. Per the submittals required by CDC 
55.130 and 92.010(E), all proposed storm detention and treatment facilities must comply with 
the standards for the improvement of public and private drainage systems located in the West 
Linn Public Works Design Standards, there will be no adverse off-site impacts caused by the 
development (including impacts from increased intensity of runoff downstream or constrictions 
causing ponding upstream), and the applicant must provide sufficient factual data to support 
the conclusions of the submitted plan.  
Per the submittals required by CDC 55.130(E), the applicant must demonstrate that the 
proposed methods of rendering known or potential hazard sites safe for development, including 
proposed geotechnical remediation, are feasible and adequate to prevent landslides or other 
damage to property and safety. The review authority may impose conditions, including limits on 
type or intensity of land use, which it determines are necessary to mitigate known risks of 
landslides or property damage. 
 
Staff Finding 36:  The applicant has submitted a Preliminary Storm Drainage Report, prepared 
by a licensed engineer, which complies with the West Linn Public Works Design Standards, 
shows no adverse off-site impacts, and provides sufficient factual data to support the 
conclusions of the plan. The subject property does not contain any known landslide hazards. 
The applicant shall comply with the requirements and install improvements to meet the West 
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Linn Public Works Design Standards per Condition of Approval 2. Subject to the Conditions of 
Approval, these criteria are met. 
 
3.    Municipal water. A registered civil engineer shall prepare a plan for the provision of water 
which demonstrates to the City Engineer’s satisfaction the availability of sufficient volume, 
capacity, and pressure to serve the proposed development’s domestic, commercial, and 
industrial fire flows. All plans will then be reviewed by the City Engineer. 
 
Staff Finding 37:  Water is available in Noble Lane to serve the proposed development. A 
registered civil engineer prepared the water provision plan. The City’s public water system 
has sufficient capacity and pressure in this area. The applicant shall comply with the 
requirements and install improvements to meet the West Linn Public Works Design Standards 
per Condition of Approval 2. Subject to the Conditions of Approval, these criteria are met. 
 
4.    Sanitary sewers. A registered civil engineer shall prepare a sewerage collection system plan 
which demonstrates sufficient on-site capacity to serve the proposed development. The City 
Engineer shall determine whether the existing City system has sufficient capacity to serve the 
development. 
 
Staff Finding 38:  The applicant has submitted a plan prepared by a registered civil engineer 
that will gravity flow to the existing sanitary sewer lines in either Noble Lane or Hoodview 
Avenue. The City’s public sanitary sewer system has sufficient capacity to service the 
proposed use. The applicant shall comply with the requirements and install improvements to 
meet the West Linn Public Works Design Standards per Condition of Approval 2. Subject to 
the Conditions of Approval, these criteria are met. 
  
5.    Solid waste and recycling storage areas. Appropriately sized and located solid waste and 
recycling storage areas shall be provided. Metro standards shall be used. 
 
Staff Finding 39: Solid waste storage will be stored in private garages for each unit, and no 
common storage is proposed with this application. The criteria is met. 
 
J.    Crime prevention and safety/defensible space. 
1.    Windows shall be located so that areas vulnerable to crime can be surveyed by the 
occupants. 
2.    Interior laundry and service areas shall be located in a way that they can be observed by 
others. 
3.    Mailboxes, recycling, and solid waste facilities shall be located in lighted areas having 
vehicular or pedestrian traffic. 
 
Staff Finding 40:  Staff incorporates applicant findings on page 102 (Exhibit PC-4 applicant’s 
resubmittal). The criteria is met. 
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4.    The exterior lighting levels shall be selected and the angles shall be oriented towards areas 
vulnerable to crime. 
5.    Light fixtures shall be provided in areas having heavy pedestrian or vehicular traffic and in 
potentially dangerous areas such as parking lots, stairs, ramps, and abrupt grade changes. 
6.    Fixtures shall be placed at a height so that light patterns overlap at a height of seven feet 
which is sufficient to illuminate a person. All commercial, industrial, residential, and public 
facility projects undergoing design review shall use low or high pressure sodium bulbs and be 
able to demonstrate effective shielding so that the light is directed downwards rather than 
omni-directional. Omni-directional lights of an ornamental nature may be used in general 
commercial districts only. 
(…) 
 
Staff Finding 41:  Sheet 3 of 7 from the applicant’s resubmittal (Exhibit PC-4) indicates the 
existing street lighting. Any additional street lighting shall meet engineering standards per 
Condition of Approval 2. Subject to approval of the Conditions of Approval, these criteria are 
met. 
 
K.    Provisions for persons with disabilities. 
1.    The needs of a person with a disability shall be provided for. Accessible routes shall be 
provided between all buildings and accessible site facilities. The accessible route shall be the 
most practical direct route between accessible building entries, accessible site facilities, and the 
accessible entry to the site. An accessible route shall connect to the public right-of-way and to at 
least one on-site or adjacent transit stop (if the area is served by transit). All facilities shall 
conform to, or exceed, the Americans with Disabilities Act (ADA) standards, including those 
included in the Uniform Building Code. 
 
Staff Finding 42:  Staff incorporates applicant finding on page 102 (Exhibit PC-4 applicant’s 
resubmittal). These criteria are met. 
 
L.    Signs. 
(…) 
 
Staff Finding 43:  The applicant is not proposing any signs with this application. This criteria 
does not apply.  
 
M.    Utilities. The developer shall make necessary arrangements with utility companies or other 
persons or corporations affected for the installation of underground lines and facilities. Electrical 
lines and other wires, including but not limited to communication, street lighting, and cable 
television, shall be placed underground, as practical. The design standards of Tables 1 and 2 
above, and of subsection 5.487 of the West Linn Municipal Code relative to existing high 
ambient noise levels shall apply to this section. 
 
Staff Finding 44:  The subject property does not contain any overhead utilities. All utilities on 
or near the subject property are already in place and underground. Per Condition of Approval 
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2, any additional utility placement by the applicant must be reviewed and approved by the 
City Engineer. Subject to approval of the Conditions of Approval, this criteria is met. 
 
(…) 
 
55.125 TRANSPORTATION ANALYSIS 
Certain development proposals required that a Traffic Impact Analysis (TIA) be provided which 
may result in modifications to the site plan or conditions of approval to address or minimize any 
adverse impacts created by the proposal. The purpose, applicability and standards of this 
analysis are found in CDC 85.170(B)(2).  
 
Staff Finding 45:  Staff incorporates applicant finding- see technical memorandum dated 
December 22, 2017 prepared by Lancaster Engineering in applicant’s submittal. These criteria 
are met. 
 
55.170 EXCEPTIONS TO UNDERLYING ZONE, YARD, PARKING, SIGN PROVISIONS, AND LANDSCAPING 
PROVISIONS 
A.    The Planning Director may grant an exception to the dimensional building setback or yard 
requirements in the applicable zone based on findings that the approval will satisfy the 
following criteria: 
1.    A minor exception that is not greater than 20 percent of the required setback. 
(….) 
 
B.    The Planning Director may grant an exception to the off-street parking dimensional and 
minimum number of space requirements in the applicable zone so long as the following criteria 
are met: 
1.    The minor exception is not greater than 10 percent of the required parking; 
(….) 
 
C.    The Planning Director may grant an exception to the sign dimensional requirements in the 
applicable zone when the following criteria are met: 
1.    The minor exception is not greater than 10 percent of the required applicable dimensional 
standard for signs; 
(.…) 
 
Staff Finding 46: The applicant is not requesting any setback, parking, sign or landscape 
exceptions under this section. The applicant has submitted for a Class I Variance to lot 
dimensions due to right-of-way dedications (See Staff Finding 47). Therefore the criteria does 
not apply. 
 
CHAPTER 75, VARIANCES AND SPECIAL WAIVERS 
 
75.020 CLASSIFICATION OF VARIANCES 
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A.    Class I Variance. Class I variances provide minor relief from certain code provisions where it 
can be demonstrated that the modification will not harm adjacent properties, and it conforms 
with any other code requirements. Class I variances are allowed for the following code 
provisions: 

1.    Required Yard and Minimum Lot Dimensional Requirements. Required yards may be 
modified up to 20 percent, lot dimensions by up to 10 percent and lot area by up to five 
percent if the decision-making authority finds that the resulting approval: 

a.    Provides for a more efficient use of the site; 
b.    Preserves and incorporates natural features into the overall design of the 
project; 
c.    Does not adversely affect adjoining properties in terms of light, air circulation, 
noise levels, privacy, and fire hazards; and  
d.    Provides for safe vehicular and pedestrian access to the site and safe on-site 
vehicular and pedestrian circulation.  

(…) 
 
Staff Finding 47: The applicant is applying for a Class I Variance to reduce the lot area by 2.3%. 
All existing sidewalks along Hoodview Avenue and Noble Lane are outside of the public right-
of-way. The City requires dedication of the sidewalk and planter strip area along these local 
streets. This dedication will take the current property size (17,517 square feet) down to 
14,628 square feet. For the proposed multi-family project 15,000 square feet is required for 5 
units. The applicant request for a 2.5% lot area reduction meets the “up to five percent” 
criteria to approve the. Staff also incorporates the applicant’s findings on pages 15-16 of the 
applicant’s resubmittal.  
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PC-1 AFFIDAVIT AND NOTICE PACKET 
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PC-2 COMPLETENESS LETTER 
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PC-3 APPLICANT’S SUBMITTAL 
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PRELIMINARY STORM DRAINAGE REPORT

HOODVIEW SUMMIT

IPurpose

The purpose of this analysis is to:

~ Describe existing and proposed site conditions.

IIntroduction/Project Overview

This report addresses the storm drainage impacts associated with the Hoodview Summit
development. This property occupies approximately 0.34 acres (after proposed right-of-
way dedications) and resides in City of West Linn, Oregon. Private improvements are
anticipated to include five attached single family residences, driveways, wet and dry
utilities, and lot grading for the proposed residences.

I Existing Conditions

The site is currently vacant and is covered by low quality landscaped grasses and low-
lying shrubs. Well established street trees exist along Salamo Rd., and smaller street
trees are present at the north and east end of the site along Hoodview Ave., and Noble Ln.
The site is bordered to the north, south and east by existing single family attached
residences. The site is further bordered to the west, north, and east by Salama Rd,
Hoodview Ave., and Noble Ln. which is fully built-out with sidewalks. The site currently
slopes from the south to the north with an average slope of 5 percent. (See appendix A:
Existing Conditions Plan). All existing storm water runoff appears to either infiltrate into
the soil or runoff to Hoodview Ave. or Noble Ln.

I Proposed Conditions

The proposed Hoodview Summit development consists of five new attached single family
residences. No street frontage improvements are anticipated to be required since Salamo
Rd., Hoodview Ave., and Noble Ln is fully built-out with sidewalks. New impervious area
on-site is anticipated to equal 7,690 sf (Which includes driveways, as well as building
impervious area) Stormwater runoff associated with the new residences will be directed
towards the public storm system in Noble Lane. (See appendix A: Storm Sewer Plan).
A public water quality and detention facility was constructed with the Hoodview
Subdivision in 2001 (As-Builts Dated 5/4/01), and modified for the Hoodview II Subdivision
in 2002 (As-8uilts Dated 10/14/02). The preliminary stormwater drainage report prepared
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by WRG with the land use application identified this 0.34 acre undeveloped parcel as a
"Future Water Tower" and assumed it's area as impervious with their detention and water
quality calculations. With this proposed development, the existing facilities have already
been adequately sized and water quality and detention will be provided once built out. If
during the engineering phase it's determined that this development needs to provide for
water quality/quantity on-site, another approvable option would be to install LlDA facilities
which will detail and treat all new impervious area.

I Conclusions

• Storm water will be managed per City of West Linn's storm water standards.
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Appendix A:

Existing Conditions Plan

Preliminary Stormwater Plan
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Gmail - Hoodview Preliminary Drainage Report https:llmail.google.com/mail/U/0?ik=99252fU559&view=pt&search= ...

GmaH Bob Price <rprice1145@gmail.com>

Hoodview Preliminary Drainage Report
5 messages

William Kehrli <kehrlib@cwk2.com> Tue, Oct 16, 2018 at 10:31 AM
To: "Lais, Erich" <elais@westlinnoregon.gov>
Cc: Bob Price <rprice1145@gmail.com>, All LADHA <investcorealtygroup@gmail.com>

Erich,

I've updated our preliminary stormwater drainage report based on the as-built files that both you and Teresa were
able to send over to me - thanks again for your assistance. Attached is an updated copy of the report which the
land use planner will be re-submitting to the City so that our application can be deemed complete. If you have
any additional input I'd appreciate it

Thanks!

Bill

From: Lais, Erich [mailto:elais@westlinnoregon.gov]
Sent: Wednesday, October 10, 2018 12: 12 PM
To: William Kehrli
Subject: Drainage Report

Bill,

I got your voicemail and I'm not going to have anything other than what Teresa got you. My files don't go back
that far. I did find these asbuilts though for hoodview town homes.

Sorry!

Erich Lais
Assistant City Engineer
Public Works Support

22500 Salamo Road
West Linn, Oregon 97068
elais@westlinnoregon.gov
westlin noregon. gov
503-722-3434

~\ivest Linn
Click to Connect!
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Gmail - Hoodview Preliminary Drainage Report https:/ /mail.google.com/mail/U/0?ik=99252f05 59&view=pt&search= ...

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

-----------------------~.---------------
~ AR-M450_20000719_003750.pdf

189K

William Kehrli <kehrlib@cwk2.com>
To: Bob Price <rprice1145@gmaiLcom>
Cc: All LADHA <investcorealtygroup@gmaiLcom>

Tue, Oct 16, 2018 at 10:32 AM

Bob,

I'll send you an original copy of this report so that you can include it with your completeness packet back to the
City

Bill

From: William Kehrli [mailto:kehrlib@cwk2.com]
Sent: Tuesday, October 16, 2018 10:32 AM
To: 'Lais, Erich'
Cc: 'Bob Price'; 'All LADHA'
Subject: Hoodview Preliminary Drainage Report

[Quoted text hidden]

~ AR-M450_20000719_003750.pdf
189K

Lais, Erich <elais@westlinnoregon.gov> Tue, Oct 16, 2018 at 7:50 PM
To: William Kehrli <kehrlib@cwk2.com>
Cc: Bob Price <rprice1145@gmaiLcom>, All LADHA <investcorealtygroup@gmaiLcom>

Bill,

It looks like you've addressed my questions and that your parcel is accounted for.

Thanks!

From: William Kehrli [mailto:kehrlib@cwk2.com]
Sent: Tuesday, October 16,201810:32 AM
To: Lais, Erich <elais@westlinnoregon.gov>
Cc: 'Bob Price' <rprice1145@gmail.com>; 'All LADHA' <investcorealtygroup@gmail.com>
Subject: Hoodview Preliminary Drainage Report
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Gmail - Hoodview Preliminary Drainage Report https://mail.google.com/maillU/0?ik=99252f0559&view=pt&search= ...

Erich,

[Quoted text hidden]

kehrlib@cwk2.com <kehrlib@cwk2.com> Wed, Oct 17, 2018 at 9:51 AM
To: "Lais, Erich" <elais@westlinnoregon.gov>
Cc: Bob Price <rprice1145@gmail.com>, All LADHA <investcorealtygroup@gmail.com>

Great, thanks so much Erich
Bill
[Quoted text hidden]

kehrlib@cwk2.com <kehrlib@cwk2.com> Wed, Oct 17, 2018 at 9:52 AM
To: All LADHA <investcorealtygroup@gmail.com>, Bob Price <rprice1145@gmail.com>

Bob, Ali,
Per the e-mail we received last night from Erich our stormwater report has now been deemed complete by the
City of West Linn
[Quoted text hidden]
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Gmail - Hoodview Preliminary Drainage Report https:llmail.google.com/mail/U/0?ik=99252fU559&view=pt&search= ...

GmaH Bob Price <rprice1145@gmail.com>

Hoodview Preliminary Drainage Report
5 messages

William Kehrli <kehrlib@cwk2.com> Tue, Oct 16, 2018 at 10:31 AM
To: "Lais, Erich" <elais@westlinnoregon.gov>
Cc: Bob Price <rprice1145@gmail.com>, All LADHA <investcorealtygroup@gmail.com>

Erich,

I've updated our preliminary stormwater drainage report based on the as-built files that both you and Teresa were
able to send over to me - thanks again for your assistance. Attached is an updated copy of the report which the
land use planner will be re-submitting to the City so that our application can be deemed complete. If you have
any additional input I'd appreciate it

Thanks!

Bill

From: Lais, Erich [mailto:elais@westlinnoregon.gov]
Sent: Wednesday, October 10, 2018 12: 12 PM
To: William Kehrli
Subject: Drainage Report

Bill,

I got your voicemail and I'm not going to have anything other than what Teresa got you. My files don't go back
that far. I did find these asbuilts though for hoodview town homes.

Sorry!

Erich Lais
Assistant City Engineer
Public Works Support

22500 Salamo Road
West Linn, Oregon 97068
elais@westlinnoregon.gov
westlin noregon. gov
503-722-3434

~\ivest Linn
Click to Connect!
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Gmail - Hoodview Preliminary Drainage Report https:/ /mail.google.com/mail/U/0?ik=99252f05 59&view=pt&search= ...

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

-----------------------~.---------------
~ AR-M450_20000719_003750.pdf

189K

William Kehrli <kehrlib@cwk2.com>
To: Bob Price <rprice1145@gmaiLcom>
Cc: All LADHA <investcorealtygroup@gmaiLcom>

Tue, Oct 16, 2018 at 10:32 AM

Bob,

I'll send you an original copy of this report so that you can include it with your completeness packet back to the
City

Bill

From: William Kehrli [mailto:kehrlib@cwk2.com]
Sent: Tuesday, October 16, 2018 10:32 AM
To: 'Lais, Erich'
Cc: 'Bob Price'; 'All LADHA'
Subject: Hoodview Preliminary Drainage Report

[Quoted text hidden]

~ AR-M450_20000719_003750.pdf
189K

Lais, Erich <elais@westlinnoregon.gov> Tue, Oct 16, 2018 at 7:50 PM
To: William Kehrli <kehrlib@cwk2.com>
Cc: Bob Price <rprice1145@gmaiLcom>, All LADHA <investcorealtygroup@gmaiLcom>

Bill,

It looks like you've addressed my questions and that your parcel is accounted for.

Thanks!

From: William Kehrli [mailto:kehrlib@cwk2.com]
Sent: Tuesday, October 16,201810:32 AM
To: Lais, Erich <elais@westlinnoregon.gov>
Cc: 'Bob Price' <rprice1145@gmail.com>; 'All LADHA' <investcorealtygroup@gmail.com>
Subject: Hoodview Preliminary Drainage Report

20f3 1115/2018,9:37 AM3/6/19 PC Meeting
           pg.186



Gmail - Hoodview Preliminary Drainage Report https://mail.google.com/maillU/0?ik=99252f0559&view=pt&search= ...

Erich,

[Quoted text hidden]

kehrlib@cwk2.com <kehrlib@cwk2.com> Wed, Oct 17, 2018 at 9:51 AM
To: "Lais, Erich" <elais@westlinnoregon.gov>
Cc: Bob Price <rprice1145@gmail.com>, All LADHA <investcorealtygroup@gmail.com>

Great, thanks so much Erich
Bill
[Quoted text hidden]

kehrlib@cwk2.com <kehrlib@cwk2.com> Wed, Oct 17, 2018 at 9:52 AM
To: All LADHA <investcorealtygroup@gmail.com>, Bob Price <rprice1145@gmail.com>

Bob, Ali,
Per the e-mail we received last night from Erich our stormwater report has now been deemed complete by the
City of West Linn
[Quoted text hidden]
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Robert Price            Planning Consultant 
 
3935 N.E. 72nd Avenue      503-281-1037 
Portland, OR 97213-5711            Cell 503-807-4009  
          rprice1145@gmail.com 
 
 

Supplemental Narrative 
 

This Supplemental Narrative is designed to address the issues raised in the city’s letter 
dated August 27, 2018.  In a point-by-point process, the following explanations and 
discussions cover everything contained in the city’s letter. 
 
1. 55.100.E:  Private outdoor area   
Comment: The private outdoor area is shown on the architectural plan graphics that 
are part of this re-submittal.  Based on these plans prepared by the project architect, the 
required private outdoor area meets the city’s requirements. It should be noted that the 
private outdoor area is in the rear yards of each of the units.  Out of necessity, the units 
are oriented to Noble Lane on the south side of the site.  Salamo Road is not a viable 
route for main access to the site, so all access must be from Noble Lane.  The use of 
fences on the site as a means to separate the yard areas help to provide some 
screening and privacy for the residents. On the landscape plan is shown the use of 
plantings along the fence lines which will also assist in screening and privacy. 
 
2. 55.100.I(2): Storm detention and treatment and geologic hazards 
Comment: The project engineer, Bill Kerhli of CWK2, has been in contact with Erich 
Lais, Assistant City Engineer, regarding the issues raised for the storm detention and 
treatment.  As is shown by the “Preliminary Storm Drainage Report, Revised October 16, 
2018”, and the attached e-mail exchange between Bill Kerhli and Erich Lais, “it looks like 
you’ve addressed my questions and that your parcel is accounted for.”  The Revised 
Report and the e-mail thread show that this issue has been successfully addressed. 
 
3. 55.110.B(10): Land classification 
Comment: The attached map illustrates the Land Classification(s) for this site.  As 
such, this issue has been addressed. 
 
4. 55.130: Grading and Drainage Plans 
Comment: Grading and Drainage Plans (Hoodview Summit Subdivision – 
Construction Document Plan Set) were initially submitted with the original application 
package.  There have been no changes to the Plans themselves, only to the 
“Preliminary Storm Drainage Report”.  Therefore, no new or revised Grading and 
Drainage Plans have been submitted. 
 
5. 55.140: Architectural Drawings 
Comment: New and revised architectural drawings to illustrate some of the details of 
the proposed style and construction of the five (5) units are included herein.  These 
architectural drawings should meet the city’s requirements. 
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 2 

6. 55.150: Landscape Plan 
Comment: The Landscape Plan for the site, not included in the original submittal 
package, is included herein.  Prepared by Harmony Design Northwest, this Landscape 
Plan should address all requirements and encompasses all issues discussed.  
Therefore, this issue has been addressed.   
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PC-5 Public Comments  

 

 

No public comments have been received as of the publication of this Staff 

Report 
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