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DEVELOPMENT REVIEW APPLICATION
f o r O f f i c e U s e O n l v

STAFF CONTACT PROJECT NO( S ). PRE - APPUCATIOM NO

N O N - f t E F U H D A B L C f t E( s ) REFUNOA &LE DEPOSIT^) TOTAI

Type of Review (Please check all that apply):
[ Annexation (MX)
[I Appeal (AP)
I CDC Amendment (CDC)

Code Interpretation (MISC)
Conditional Use (CUP)
Design Review (DR
Tree Easement Vacation (MISC)

I Expediated Land Division (ELD)
Extension of Approval (EXT)

Final Plat (FP)
Flood Management Area (FMA)
Historic Review (HDR)
Lot Line Adjustment (LIA)
Minor Partition (MIP)
Modification of Approval (MOD)
Non-Conforming Lots, Uses & Structures
Planned Unit Development (PUD)
5treet Vacation

Subdivision (SUB)
Temporary Uses (MISC)
Time Extension (EXT)
Right of Way Vacation (VAC)
Variance (VAR)
Water Resource Area Protection/SingleLot (WAP)
Water Resource Area Protection/Wetland (WAP)
Willamette & Tualatin River Greenway (WRG)
Zone Change (ZC)

Pre-Application,Home Occupation, Sidewalk Use, Addressing, and Sign applications require different forms, available on the website.

x

Site Location/Address: Assessor's Map No.: 2-1E-23AA
19066 Willamette Drive, West Linn, OR Tax Lot(s): 700, 702, 1700

Total Land Area: 91.456
Brief Description of Proposal:
Bright Schoolhouse seeks a Conditional Use approval for a micro-school (for 35 children and 4 staff) in a General
Commercial strip mall.

Applicant Name*: Allison Morton
Address:

Phone: 503-405-0275
Email: allison@brightschoolhouse.org333^C o s t a l. C J.j f ofVOC,?

Owner Name (required): <j /4 5
Address: .*,</ 4i'W 1?«/ .
City State Zip: ' ^ L ]^ &$ ^4 4 $

o( •TV .̂ Iy jVtVfV* 7V*sT Phone: jfOj ~ r78 c('~ COlfy
Email: %

t

Consultant Name: Brett Schulz
Address:
City State Zip:

Phone: 503-222-9099
Email: brett@brettschulz.com2500 NE Sandy Blvd, Suite H

Portland, OR 97232

1. Application fees are non-refundable (excluding deposit ). Applications with deposits will be billed monthly for
time and materials above the initial deposit. The applicant Is financially responsible for all permit costs.

2.T he owner/applicant or their representative should attend all public hearings.
3. A decision may be reversed on appeal. The decision will become effective once the appeal period has expired,

4.S ubmit this form, application narrative, and all supporting documents as a single PDF through the
Submit a Land Use Application web page: httDs://westlinnoregon.gov/Dlanning/submit-land-use-application

The undersigned property owner authorizes the application and grants city staff the right of entry onto the property to review
the application. Applications with deposits will be billed monthly for time and materials incurred above the initial deposit. The
applicant agrees to pay additional billable charges.

10/H /23
Applicant's signature Date Owner's signature (required) Date

$4,500$500 $5,000



Condi�onal Use Narra�ve for Bright Schoolhouse 

1.a. The Bright Schoolhouse would repurpose the exis�ng building area, no addi�ons or exterior 

modifica�ons, with the two exis�ng rooms that have previously served as dance studios serving as 

classrooms.  As a dance school the occupancy of the studio rooms would have been “Assembly – 

Standing Space” at 7 net (despite size most likely allowing it to remain a B occupancy) resul�ng in 205 

poten�al occupants.  As an educa�onal space the “Classroom areas” at 20 net would only result in 73 

occupants in the two primary rooms.  As a controlled capacity environment, the Bright Schoolhouse will 

have a maximum of 35 students and 4 staff, with a staggered pick-up or drop-off resul�ng in 

approximately 40 occupants at any �me. 

1.b. There is no exterior work proposed to the building.  A separate sign permit will be filed for signage 

on the façade of the building. 

2. The exis�ng building will remain with no exterior or site modifica�ons.  The proposed site works well 

for a micro-school, with a large throughfare and easy access, not direc�ng people down smaller 

neighborhood streets. 

3. This school will provide a dedicated learning environment to “bright and quirky” children with special 

needs par�cularly 2-e learners, those who are gi3ed with ADHD, HFASD, anxiety or other similar 

neurodivergence.  This will not only be tremendous benefit to the enrolled children, and their families, 

as an educa�onal space that caters to their learning styles, but will also reduce the number students 

enrolled in chronically under supported and understaffed special needs programs in public schools in the 

area, allowing more dedicated �me and resources for the children. 

4. The proposed tenant improvement will add one addi�onal restroom, resul�ng in two fully accessible 

restrooms, mee�ng the plumbing calcula�on standards for educa�on spaces. 

5. This project meets the requirements of the zone. 

6. The supplementary requirements are met as follows: 

Ch 52. A separate permit for signage will be filed a3er the condi�onal use is approved. 

Ch 53. No sidewalk use is proposed as a part of this use. 

Ch 54. No site modifica�ons proposed as part of this project, exis�ng landscape will remain undisturbed. 

Ch 55. This project does not have any exterior work and therefore design review is not required. 

7. The proposed project has no exterior work and will comply with the comprehensive plan by 

conduc�ng a neighborhood mee�ng (Goal 1), not increasing traffic (Goal 2), and retrofi=ng an exis�ng 

building (Goal 13). 



99.038 Neighborhood Contact Required

E.

1. A copy of the certified letter to the association with a copy of the return receipt
2. A copy of the letter to the officers and property owners within 500 feet

a. Affidavit of mailing
b. Copy of mailing list with names and addresses of owners and residents

3. A copy of the required posting notice
a. Affidavit of posting

4. Copy of the summary of minutes of tha neighborhood meeting including email allowing
for supplementary comments

5. Audiorecording digital files on request, not in pdf package
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Sf-W Covŝ i£fr^«d^£f.'M».’,'6r'P&tioxItQ. *. jvL.C*CJC:1&£JOJ&J!£....LML J. O R 3?<X&

i* .» tr
co
Ln
£rReturn Receipt

Tracking H r--I»KWitt 9*10/ /8, I'I Jv.M MOO %
fot /ii W . bt

Grand lotdl . $r, *h

Cre.11 l Oar..! Pemi t
Card Mafr.e: Vl ^A
AC' uiint ft : XKAXKKrfxa / A'jii* 7
Approval # : 0076 / 1
11 ai fbdrt ior . # : 924
A I D - AOOGOOOOOOimu
AL : VISA ClfcOIT
PIN: Not Returned

ltt .%

('nip

CMASfr VISA

r e - 1 */u» ii U cl kUi:M uftU- * • &* » ? <2d$iV>
t »> pet ti c Idlest stciltl * . » tii* Iii*

' 11 Mebanyc
cl;:t.l 1*cf *. fl r rild'-a llici v d i 'p l y . (Oil T'-.lS cl i -.«L

v i s i t vwfiw jbp's . ti'iK .Tyc> * i diking m tfli !
1 -800- /22 - l u l l .

I l l d i l U I I v Jt?1 f v.-’f v 11. r k * O -< J o f f i d
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August 22, 2023

Allison Morton
Bright Schoolhouse
Contact: Allisoni^brightschonlhmi^Prg
503-405-0275
brett@brettschul2.com

RE.NEIGHBORHOOD REVIEW MEETING PROPOSED CHANGE OF USE

Dear Tony Bracco and Robinhood Neighborhood Association and resident/owners:

I, Allison Morton, am writing as the Executive Director and representative of Bright
Schoolhouse in regards to the property located at 19066 NE Willamette Dr. West Linn, OR
97068, more specifically shown by the attached map. We are pursuing a proposal to house our
small nonprofit program in the Willamette property. Bright Schoolhouse will serve a maximum of
35 children ages 5 to 10 years old in total as a microschool. A microschool is defined as an E
(educational) occupancy and as such a Conditional Use is sought to allow an E occupancy for
nonprofit microschool in a retail zone. No physical changes are proposed to the site or exterior of
the building, other than signage. Interior changes will include the addition of a bathroom, an art
sink, and a kitchenette. A complete Project Summary is included.

Prior to applying to the City of West Linn, we would like to take the opportunity to discuss the
project in more detail with you and share more about this program. The purpose of this
informational meeting is to provide a forum for the applicant and surrounding property
owners/residents to review the proposal and to identify issues so that they may be considered
before a land development application is submitted to the City. This meeting gives you the
opportunity to share with us any special information you know about the property involved. We
will attempt to answer questions which may be relevant to meeting development standards,

You are invited to attend the meeting on:
Time and Date: 7 PM SEPTEMBER 12TH, 2023
Location: ROBINWOOD STATION
Address: 3706 Cedaroak Drive West Linn

For questions and to arrange the meeting time we can be reached at
allisonffibriphschoolhouse.orQ or Brett Schulz the architect at brett@breuschulz.com

Sincerely,

Allison Morton



/



Project Summary: Bright Schoolhouse

The proposed project involves a Change of Use application for a commercial property located at
19066 Willamette Drive in West Linn, Oregon. The scope of work focuses on minimal interior tenant
improvements to accommodate the establishment of a microschool serving children ages 5 to 10.
Our non-profit Bright Schooolhouse will serve families seeking a smaller learning setting including
those with special needs particularly 2-e learners,those who are gifted with ADHD, HFASD, anxiety or
other similar neurodivergence. The intended educational use falls under the E-occupancy category
as defined by the building code. The project aims to provide a specialized educational environment
with minimal interior modifications.

The property's previous uses include dance studios, with the most recent being the Oregon Ballet
Theatre West Linn program. The change of use to an educational microschool aligns with the
property's historical use for learning and artistic activities. No exterior changes or site alterations are
proposed as part of this project. The interior work will consist of adding essential facilities, including
a second bathroom, an art sink, and a small kitchenette, to meet the needs of the program. These
modifications are designed to ensure compliance with educational and safety requirements while
retaining the existing layout and exterior appearance of the building. The maximum occupancy is 35
children, along with no more than 4 teaching staff members.

Overall, the project seeks to establish a supportive educational environment within the existing
building, catering to the unique needs of young learners. The proposed modifications and change of
use are consistent with the property's history of educational and artistic endeavors while ensuring
compliance with building codes and regulations. Bright Schoolhouse aims to be a community asset
for the City of West Linn.



AFFIDAVIT OF MAILING

STATE OF OREGON )
) SS

County of Clackamas)

l, , being duly sworn, depose and say that on

2023 I caused to have mailed to each of the

persons on the attached list a notice of a meeting to discuss a proposed development at

WWfcfA-cJ4< be
} W-rs/1 a

'

copy o\ which notice so mailed is attached

hereto and made a part of hereof.

I further state that said notices were enclosed in envelopes plainly addressed to said persons

and were deposited on the date indicated above in the United States Post Office with postage

prepaid thereon.

c?^<4jav of 20 % 3This

Signature,

Subscribed and sworn to, or affirmed, before me this day of /)nur / 20 .

0*flClALSTAMP
ZAChASV JOhMOHRAN

NOTARY PU3UC - OREGON
COMMISSION N0. 1025044

MV C0MMSS.0N 06. 2026

Notary Public for the State of Oregon

My Commission Expires 17c>^c o 6 , lo'z c,



00297869
21E13CC05500

Brent Hunsberger
3536 Walling Way

West Linn OR 97068

00297878
21E13CC05600
Nancy Rowinski

3424 Walling Way
West Linn OR 97068

00297887
21E13CC05700

Roxanna Khosravi
19625 Old River Dr

West Linn OR 97068

00297896
21E13CC05800

Amy Swartz
3611 Ridgewood Way
West Linn OR 97068

00306868
21E14DD06100

M5 Willamette LLC
5441 S MacAdam Ave Ste 208

Portland OR 97239

00306877
21E14DD06200

M5 Willamette LLC
5441 S MacAdam Ave Ste 208

Portland OR 97239

00306920
21E14DD06700

Berrey Investment LLC
6305 SW Rosewood St Ste D

Lake Oswego OR 97035

00306939
21E14DD06800

Berrey Investment LLC
6305 SW Rosewood St Ste D

Lake Oswego OR 97035

00306948
21E14DD06900

Archland Property I LLC
PO Box 182571

Columbus OH 43218

00306957
21E14DD07000
Jody Forlenza

3315 Walling Way
West Linn OR 97068

00306966
21E14DD07100
Joseph Sewell

18747 Rose Way
West Linn OR 97068

00306975
21E14DD07200
Carolyn Ullman

18705 Rose Way
West Linn OR 97068

00306984
21E14DD07300

Richard Hunt
18655 Rose Way

West Linn OR 97068

00307028
21E14DD07700
Daniel Hedger

3477 Walling Way
West Linn OR 97068

00307037
21E14DD07800
Shane Winder

18718 Rose Way
West Linn OR 97068

00360567
21E23AA00100

Noel Lee
19679 Old River Rd
West Linn OR 97068

00360576
21E23AA00200

Penelope McCaslin
18915 Beaver Ln NE

Aurora OR 97002

00360585
21E23AA00300
Michael Hayes

19775 Old River Dr
West Linn OR 97068

00360601
21E23AA00500

Saint John Society
PO Box 546

Corvallis OR 97339

00360610
21E23AA00600

Tribbett
1942 Westlake Loop
Newberg OR 97132

00360629
21E23AA00601
Cedar Linn LLC

1539 NW 19th Ave
Portland OR 97209

00360656
21E23AA00703

Oak Cedar
PO Box 1919

Wichita Falls TX 76307

00360665
21E23AA00704

West Linn Plaza LLC
10250 SW North Dakota St

Tigard OR 97223

00360674
21E23AA00705

Oak Cedar
PO Box 1919

Wichita Falls TX 76307

00360683
21E23AA01100
Marilyn Frankel

3364 Walling Way
West Linn OR 97068

00360692
21E23AA01200
Durward Bennett
3320 Walling Way

West Linn OR 97068

00360709
21E23AA01300

William Schroeter
PO Box 256

Marylhurst OR 97036

00360718
21E23AA014Q0

West Linn Investors LLC
6830 SW Windemere Loop

Portland OR 97225

00360736
21E23AA01800

Gerardo Bezmertney
19042 Walling Cir

West Linn OR 97068

00360745
21E23AA01801

Wen Zhao
85 Laurel St

Lake Oswego OR 97034



00360772
21E23AA02200

Tzer Cheng
18902 Walling Cir

West Linn OR 97068

00360754
21E23AA02000
Yandy Roman

18976 Walling Cir
West Linn OR 97068

00360763
21E23AA02100
Daniela Lucescu
18950 Walling Cir

West Linn OR 97068

00360781
21E23AA02300
Jason Harper

1309 N Maple St
Canby OR 97013

00360790
21E23AA02400
Douglas Pullin

18891 Walling Cir
West Linn OR 97068

00360807
21E23AA02500
Mark Krellwitz

18909 Walling Cir
West Linn OR 97068

00360834
21E23AA02700
Shaun Jillions

18983 Walling Cir
West Linn OR 97068

00360816
21E23AA02600

Thomas Palmrose
18951 Walling Cir

West Linn OR 97068

00360825
21E23AA02601
Nicholas Wigen

18977 Walling Cir
West Linn OR 97068

00360843
21E23AA02800
Susan Russell

19023 Walling Cir
West Linn OR 97068

00360852
21E23AA02900
William Harper

19055 Walling Cir
West Linn OR 97068

00360861
21E23AA03000

Donald Lachman
35301 SW Geer Rd
NewbergOR 97132

00360870
21E23AA03100

City Of West Linn
22500 Salamo Rd #600

West Linn OR 97068

00362388
21E23AD00600

Dechaine R B & J M Livin Trust
627 8th St

Lake Oswego OR 97034

00362379
21E23AD00500
John Foster III

19470 Wilderness Dr
West Linn OR 97068

00362397
21E23AD00700

Blair K & D Living Trust
19464 Wilderness Dr
West Linn OR 97068

00362949
21E23AD06101

Roic Robinwood LLC
PO Box 130339

Carlsbad CA 92013

00372395
21E24BB01500

Montpart Helen M Trustee
19728 Old River Dr

West Linn OR 97068

00372402
21E24BB01600
Jesse Coefield

19790 Old River Dr
West Linn OR 97068

00372411
21E24BB01700

Dale Cook
19844 Old River Dr

West Linn OR 97068

00372420
21E24BB01800
Bruce Dilworth

3820 Ridgewood Way
West Linn OR 97068

00372439
21E24BB01900

William Allen
3870 Ridgewood Way
West Linn OR 97068

00372448
21E24BB02000

Tath Rautio
19888 Old River Dr

West Linn OR 97068

00372457
21E24BB02100
Brent Carlson

19930 Old River Dr
West Linn OR 97068

00372466
21E24BB02200
Kathleen Smith

3950 Ridgewood Way
West Linn OR 97068

00372484
21E24BB02400

Eric Nepom
19970 Old River Dr

West Linn OR 97068

00372493
21E24BB02500

Hamersly S W & J R Livin Trust
2695 Surrey Ln

West Linn OR 97068

00372830
21E24BB04800

Presbytery Of The Cascades
19200 Willamette Dr
West Linn OR 97068

00372849
21E24BB04900

Erfan Inc
PO Box 2072

Portland OR 97208

01501280
21E23AA02701
Dori MacDonald

18993 Walling Cir
West Linn OR 97068



01506908
21E23AA00101

Sutisa Apichatskol
19635 Old River Dr

West Linn OR 97068

01752883
21E23AA00602

Tribbett Family Ltd Prtnshp
1942 Westlake Loop
Newberg OR 97132

05030027
21E23AA02901

Michael Erdmann
19067 Walling Cir

West Linn OR 97068

05032008
21E24BB04800L1

Presbytery Of The Cascades
19200 Willamette Dr
West Linn OR 97068

05036016
21E24BB04800E3

Presbytery Of The Cascades
19200 Willamette Dr
West Linn OR 97068



otOoor' /<*

This mao/plat is being furnished as an aid in locating the herein described land in relation to adjoining streets,

natural boundaries and other land, and is not a survey cf the land deDieted. Except tc the extent a policy cf title
insuranceisexpressly modifiedby endorsement if any. the company dees not insure dimensions, distances,
location cf easements,acreage or other matters shewn therecn.

WFG National Title Company
/*v. Il'.J - Jil.' -.p « . ;.f\

7
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• ComrfStSftems 1, 2, and 3.
1 Print your name and address on the reverse
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August 22, 2023

Allison Morton
Bright Schoolhouse
Contact: Allison(gtbrightschoolhouse.org
503-405-0275
brett/ftbrettschulz com

RE:NElGHBORHOOD REVIEW MEETING PROPOSED CHANGE OF USE

Dear Tony Bracco and Robinhood Neighborhood Association and resident/owners:

I, Allison Morton, am writing as the Executive Director and representative of Bright
Schoolhouse in regards to the property located at 19066 NE Willamette Dr. West Linn, OR
97068, more specifically shown by the attached map. We are pursuing a proposal to house our
small nonprofit program in the Willamette property Bright Schoolhouse will serve a maximum of
35 children ages 5 to 10 years old in total as a microschool. A microschool is defined as an E
(educational) occupancy and as such a Conditional Use is sought to allow an E occupancy for
nonprofit microschool in a retail zone. No physical changes are proposed to the site or exterior of
the building, other than signage Interior changes will include the addition of a bathroom, an art
sink, and a kitchenette. A complete Project Summary is included.

Prior to applying to the City of West Linn, we would like to take the opportunity to discuss the
project in more detail with you and share more about this program The purpose of this
informational meeting is to provide a forum for the applicant and surrounding property
owners/residents to review the proposal and to identify issues so that they may be considered
before a land development application is submitted to the City. This meeting gives you the
opportunity to share with us any special information you know about the property involved We
will attempt to answer questions which may be relevant to meeting development standards.

You are invited to attend the meeting on:
Time and Date: 7 PM SEPTEMBER 12TH, 2023
Location: ROBINWOOD STATION
Address: 3706 Cedaroak Drive West Linn

For questions and to arrange the meeting time we can be reached at
allison@briQhschoolhouse.oro or Brett Schulz the architect at brett@brettschulz com

Sincerely,

Allison Morton



Project Summary:Bright Schoolhouse

The proposed project involves a Change of Use application for a commercial property located at
19066 Willamette Drive in West Linn, Oregon. The scope of work focuses on minimal interior tenant
improvements to accommodate the establishment of a microschool serving children ages 5 to 10.
Our non-profit Bright Schooolhouse will serve families seeking a smaller learning setting including
those with special needs particularly 2-e learners, those who are gifted with ADHD,HFASD,anxiety or
other similar neurodivergence. The intended educational use falls under the E-occupancy category
as defined by the building code. The project aims to provide a specialized educational environment
with minimal interior modifications.

The property’s previous uses include dance studios,with the most recent being the Oregon Ballet
Theatre West Linn program. The change of use to an educational microschool aligns with the
property's historical use for learning and artistic activities. No exterior changes or site alterations are
proposed as part of this project. The interior work will consist of adding essential facilities, including
a second bathroom,an art sink, and a small kitchenette, to meet the needs of the program. These
modifications are designed to ensure compliance with educational and safety requirements while
retaining the existing layout and exterior appearance of the building. The maximum occupancy is 35
children,along with no more than 4 teaching staff members.

Overall, the project seeks to establish a supportive educational environment within the existing

building, catering to the unique needs of young learners. The proposed modifications and change of
use are consistent with the property's history of educational and artistic endeavors while ensuring

compliance with building codes and regulations. Bright Schoolhouse aims to be a community asset

for the City of West Linn.
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I. Allison Morton, am vrntmg as the Executive Directorand repcesenfabve of Bright
Schodhouse In regards to the property located at 15066 NE Willamette Or. West linn.OR
9706®.We are pursuing a proposal to house our small nonprofit program in the WHamette
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Robinwood Neighborhood Association Meeting

September 12, 2023 at 7:00 pm

Robinwood Station 3706 Cedaroak Drive, West Linn
Attendees: (see attached sign in list)

Minutes of Bright Schoolhouse presentation:

Allison Morton, executive director and founder of Bright Schoolhouse shared
information about her new small nonprofit educational program. The location of the
property for this microschool is 19066 Willamette Drive in West Linn. A copy of her
planning presentation is attached.

Summary of the questions and comments from the meeting participants:

Questions made by meeting attendees and board members and answers in reply:

What is number of students served?
-30 children in the school total

What is the ratio of students to teachers?
-There will be 4 staff persons. In comparison Trillium Creek sees a 1:30 class size average and
Stafford a 1:22

An attendee offered comment of welcome to the neighborhood, what a lovely addition to this
community.

Age range? And where students attend school after Bright Schoolhouse?
-Kindergarten to Second grade We anticipate that with it mirroring some key elements of
traditional schooling they will shift to their public school or attend other microschools which
serve 3rc grade and older.

Who owns the school?
-Bright Schoolhouse is a non-profit.

The president gave the concluding of welcoming and said that the use of a dance school, this
school are all great uses and better than alternatives that might be in the space.

There were no neighborhood impact questions-no questions in regards to traffic, parking, or
impact on neighborhood
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Hi my name is Allison Morton, I founded and own early child programs in NE Portland.

I'm coming to you today as the executive director and founder of a new small nonprofit
educational program. I thought I would share my short little spiel about this project, I
think it’ll answer a lot of wonderings you may have and then otherwise I wanted to use
this little bit of time to listen to any thoughts.

Bright Schoolhouse will be a microschool—these are small intimate programs. Our is
designed to serve 30 children in the total program or school. While the program is open
to all young learners the programming and environment will be designed to support 2e
learners such as those who may be gifted with adhd, level 1 asd,, anxiety, etc. It is an
option for parents seeking a more personalized learning structure. What is interesting
about a program like this is that it can have a large outdoors and gross motor
component, be heavily play and project based, while being very advanced
academically. We see this program is being a really positive addition to the community.

The property is 19066 Willamette Dr—the former OBOT space by US Bank and Joy
Terayki. The standalone unit set back on the property.

When you open a program like this it falls into the category of an E occupancy and in
near all cases you have to do a change of use to an E. The majority of West Linn is
zoned light retail. To be an E occupancy we need a conditional use, this process
includes meeting with neighbors to hear your thoughts, completing a thorough
application on how we will meet code, etc., and then a land use hearing.
Other than becoming an E occupancy we are not making any changes to the site plan
or exterior. We are having a nice sign installed and I have that rendering here. Inside we
are adding a second bathroom and an additional art sink. As for neighborhood impact,
as I know we all settled into West Linn for quiet enjoyment. We requested a traffic
analysis and have contracted Mike Ard engineering complete this. Our hours are 8:00-
3:00, so before any of the other tenants open and before commuting time. Mike is going
to highlight our low impact and compare to other allowed uses as well as the former
Ballet program which saw a lot of coming and going from 2:30-8:30.

We think that this site will work well for the safety and efficient of the school and we
ensure we are very good neighbors.

Mike suggestions: For neighborhood meetings I would typically suggest going in with
open ears rather than answers. I usually find that if we go into a neighborhood meeting
with answers already in hand we sound dismissive of their concerns.

You can tell them that the city has requested a traffic analysis and that you have
contracted with me to provide that service. Ask if they have specific questions about the
project, and listen for any potential objections and/or suggestions of ways to reduce
impacts. You can also let them know that you want the site to work well for the safety
and efficiency of the school, and to ensure that you are good neighbors.



AGENDA
ROBINWOOD NEIGHBORHOOD ASSOCIATION

Regular Meeting September 12th, 2023 at 7:00 pm
at Robinwood Station 3706 Cedaroak Dr, West Linn, OR 97068

1. Call to Order and Introductions of guests and new attendees

2. Agenda review, changes and approval

3. Planning presentation for schoolhouse use at 19066 Willamette Drive

4. City Council Update by interim councilor Carol Bryck

5. August Minutes approval

6. Treasurer’s Report

7 Public Comments

8. Committee Reports including Nominating Committee

9. Announcements, City and Community Events

10. Old Business: Robinwood Picnic Results
Island View Trail project update
Hwy 43/Old River crosswalk access

11. New Business:

Adjournment

Robinwood Neighborhood Association Board

Carol Bryck, Vice President
Jim O'Toole. Treasurer

Tony Bracco. President
Kevin Bryck, Secretary

Dawn Meaney. Ambassador

https://westlinnoregon.gov/robinwood
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Allison Morton <Allison@brightschoolhouse.org>

Gmail

Neighborhood meeting request
Wed, Sep 13 at 11:44 AM

Allison Morton <Allison@brightschoolhouse.org>

To: RNASecretary <secretaryrna@gmail.com>

Thank you for hosting us yesterday!
information that should be included or elements that you contest. Thank you kindly!

I wanted include the notes from my minute taker and see if you had any additional

Robinwood Neighborhood Association Meeting

September 12, 2023 at 7:00 pm

Robinwood Station 3706 Cedaroak Drive, West Linn
Attendees: (see attached sign in list)

l©^
Minutes of Bright Schoolhouse presentation:

Allison Morton, executive director and founder of Bright Schoolhouse shared

information about her new small nonprofit educational program. The location of the
property for this microschool is 19066 Willamette Drive in West Linn. A copy of her
planning presentation is attached.

Summary of the questions and comments from the meeting participants:

Questions made by meeting attendees and board members and answers in reply:

What is number of students served?
-30 children in the school total

What is the ratio of students to teachers?
-There will be 4 staff persons. In comparison Trillium Creek sees a 1:30 class size average and

Stafford a 1:22

An attendee offered comment of welcome to the neighborhood, what a lovely addition to this

community.

Age range? And where students attend school after Bright Schoolhouse?

-Kindergarten to Second grade. We anticipate that with it mirroring some key elements of traditional

schooling they will shift to their public school or attend other microschools which serve 3rd grade

and older.

Who owns the school?
-Bright Schoolhouse is a non-profit.
The president gave the concluding of welcoming and said that the use of a dance school, this



school are all great uses and better than alternatives that might be in the space.

There were no neighborhood impact questions-no questions in regards to traffic, parking, or impact

on neighborhood.
[Quoted text hidden]
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21370 SW Langer Farms Pkwy 

Suite 142, Sherwood, OR 97140 
October 4, 2023 
 
 
John Floyd, Associate Planner 
City of West Linn 
22500 Salamo Road 
West Linn, OR 97068 
 
 
RE: 19066 Willamette Drive Micro School: Transportation Impact Analysis Letter 
  
 
Dear Mr. Floyd, 
 
This letter is written to provide information related to the impacts of a proposed micro-school at 19066 
Willamette Drive in West Linn, Oregon. The purpose of this analysis is to provide information about the 
proposed use, make comparisons to the prior use of the site, and provide information related to compatibility 
of the proposed conditional use with the surrounding environment. 
 
Project and Location Description 
 
The subject site is an existing building within the “Willamette Village” site on the east side of Willamette 
Drive north of Cedaroak Drive. The subject building has a gross floor area of 2,720 square feet and was 
previously the home of a dance school for the Oregon Ballet Theatre. 
 
Within the Willamette Village site, the existing businesses include The Barbers, Joy Teriyaki, the Lake 
Oswego Boy Scouts, Sophia’s Nails, an AT&T store, and US Bank. Immediately south of this are Chase 
Bank, Perfecto Cleaners, Ying Bun, Senor Taco, and 7-11.  
 
Access to the site is provided via one driveway on Cedaroak Drive and two driveways on Willamette Drive 
(Oregon Hwy. 43). The on-site businesses share access, allowing movement of vehicles between all the 
above businesses within the site without the need to re-enter the adjacent public streets.  
 
Willamette Drive (Oregon Hwy. 43) is classified by the City of West Linn as a Major Arterial roadway. It 
is also classified by the Oregon Department of Transportation as a Statewide Highway. It has one through 
lane in each direction in the immediate site vicinity, with turn lanes added at intersections. It has a posted 
speed limit of 35 mph.  
 
Cedaroak Drive is classified by the City of West Linn as a Neighborhood Route between Willamette Drive 
and Old River Drive, and as a Local Street east of Old River Drive. It has a two-lane cross-section with one 
through lane in each direction and a posted speed limit of 25 mph.  
 

OH
\ ENGINEERING



  
19066 Willamette Micro School 
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Trip Generation 
 
The proposed site use would consist of a school serving approximately 30 students in grades K through 5. 
This school will replace the Oregon Ballet Theatre dance school that previously occupied the building.  
 
To estimate the number of trips generated by the proposed use, data from the ITE Trip Generation Manual, 
11th Edition, published by the Institute of Transportation Engineers was used. The data referenced was for 
land use code 530, Private School K-8 since this land use category most closely matches the characteristics 
of the proposed school. 
 
Although intended and advertised for a slightly lower enrollment, the IRS documentation for the non-profit 
school would permit a maximum enrollment of 35 students. Accordingly, the trip generation estimate was 
conservatively based on the limit of 35 students rather than the more likely enrollment of 30 students.  
Based on the calculations, the proposed school would be projected to generate 35 trips during the morning 
peak hour, 21 trips during the afternoon (school release) peak hour, and 144 daily trips. A summary of the 
trip generation calculations is provided in Table 1 below. A detailed trip generation calculation worksheet 
is also included in the attached technical appendix. 
 

Daily

In Out Total In Out Total Total

35 Students 20 15 35 10 11 21 144

Table 1 - Trip Generation: Proposed Private School

AM Peak Hour Afternoon Peak Hour

 
 
Since the proposed conditional may result in a change in operation as compared to the uses that are outright 
permitted within the site, one purpose of the trip generation estimate is to quantify how the trip generation 
characteristics of the site will change if the site is used as a private school rather than a use that is permitted 
in the underlying zone. Uses permitted outright in the General Commercial (GC) zone include restaurants, 
general retail services, medical and dental offices, convenience stores, indoor recreation facilities, and 
community centers. Of the permitted uses, the highest traffic volumes would be generated by a convenience 
store or a fast-food restaurant without a drive-through window. A 2,720 square-foot convenience store 
would be projected to generate 170 trips during the morning peak hour, 134 trips during the evening peak 
hour, and 2,074 daily trips. A 2,720 square-foot fast-food restaurant without a drive-through window would 
be projected to generate 117 trips during the morning peak hour, 90 trips during the evening peak hour, and 
1,226 daily trips. Based on the comparison, the proposed school does not generate higher traffic volumes 
than other uses permitted outright in the underlying zone. This finding remains true even if pass-by trips 
(which occur when someone is driving along the adjacent roadway and merely visits the site along the way 
to another destination) are subtracted from the retail/service uses. As such, the proposed private school will 
not have greater traffic impacts than other uses that could be permitted within the building. 
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It is also appropriate to make comparisons to the prior approved use of the subject building. The prior dance 
school accommodated multiple shifts of 45-minute classes, with up to 20 students in each class from 3:30 
PM to 8:45 PM. 
 
Since the dance school had up to 20 students arriving and 20 departing simultaneously, the traffic impacts 
associated with the school during class change intervals were more closely related to a total enrollment of 
40 students than 20 students. As such, the proposed 35-student school would be expected to result in lower 
peak-hour traffic volumes than the prior use of the site. Additionally, since the prior use had multiple class 
change intervals per day, the daily traffic volumes associated with the prior use were significantly higher 
than those that would be anticipated for the proposed 35-student school. Finally, the proposed K-5 private 
school ends its day prior to the evening peak hour, contributing very little traffic during the period from 
4:00 to 6:00 PM when people generally commute home. Since the prior dance school was active during this 
commute period, again the proposed conditional use school will have lesser transportation impacts than the 
prior building use. 
 
Based on the analysis, the proposed 35-student private school will have no significant impact on the 
operation of area roadways and intersections as compared to the prior dance school use within the site. The 
proposed private school is also projected to have transportation impacts far below the levels associated with 
other outright permitted uses within the General Commercial zone. 
 
Transportation Analysis Requirements 
 
The City of West Linn generally requires preparation of a Traffic Impact Study for any development which 
would result in an increase of 250 average daily trips. In this instance the projected total traffic volume for 
a 35-student private school falls below this threshold even if we ignore the prior approved use on the site. 
Accordingly, a full Traffic Impact Study should not be required for the proposed school.  
 
Since the subject property takes direct driveway access to a statewide highway, access permitting falls 
under the jurisdiction of the Oregon Department of Transportation (ODOT). ODOT may require a new 
application for access when a “change in use” occurs within a property. A “change in use” is defined by 
Oregon Administrative Rule 734-051-3020 “Change of Use of a Private Connection.” Generally, a new 
approach permit application is required whenever: 

A) There is an increase of 50 or more peak-hour trips, and the increase represents a 20 percent or 
greater increase from the property’s prior use;  

B) There in an increase of 500 or more daily trips, and the increase represents a 20 percent of greater 
increase from the property’s prior use; or 

C)  The access connection experiences an increase of 10 or more daily trips by vehicles with a gross 
vehicle weighting of 26,000 pounds or greater. 
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Since none of the above thresholds would be exceeded by the proposed use, approval of the 35-student 
private school would not result in a change in use as defined by the Oregon Department of Transportation, 
and a new approach permit application is not required in conjunction with this proposed land use. 
 
Based on the review of the analysis requirements for both jurisdictions, a detailed operational analysis of 
the roadways and intersections in the site vicinity is not required. Additionally, operation of the area 
roadways and intersections is not projected to be negatively impacted by approval of the proposed 
conditional use since the proposed use will generally result in lesser impacts than the prior approved site 
use. 
 
Off-Street Parking Analysis 
 
The proposed school would utilize shared parking within the Willamette Village site. Shared parking 
typically works best where the peak parking demands of the developments within the site do not occur at 
the same time. For instance, residential parking demands typically peak during the overnight periods, when 
most people are home. In contrast, office buildings typically experience peak parking demands on weekdays 
during office hours, when many residents have gone to work. Accordingly, the peak parking demands for 
these use types do not overlap, and this combination of uses may be suitable for shared parking. On the 
other hand, an office building and a bank both experience peak parking demands during working hours on 
weekdays and may therefore require dedicated parking to support the maximum parking demands for each 
use rather than shared parking. 
 
For the Willamette Village site, the existing businesses include a mix of personal service, retail, and 
restaurant uses. None of the existing businesses in the Willamette Village site open before 9:00 AM, so 
parking demands associated with student drop-off (primarily between about 8:00 and 8:15 AM) will not 
overlap with any significant parking demands from the other uses in the vicinity. Some retail and service 
uses such as the AT&T store and The Barbers are likely to experience peak demands on weekends when 
school is not in session. Further, during the afternoon pick-up period between about 2:40 and 3:00 PM, the 
parking demand associated with restaurant uses tends to be low since the lunch rush is over, and the 
beginning of the dinner rush is still at least another hour away. Accordingly, utilization of shared parking 
for the proposed school within the Willamette Village site may be appropriate, so a more detailed parking 
demand analysis was undertaken. 
 
Only school staff vehicles would be expected to stay at the site throughout the day. Since there are four 
staff members that will work at the school site, it is anticipated that up to four parking spaces may be 
occupied by school staff during the period from about 7:00 AM to 4:00 PM. This long-term, weekday 
parking demand is significantly lower than the parking demands associated with other uses permitted within 
the General Commercial zone. Accordingly, the site is expected to easily accommodate the long-term 
parking demands associated with the proposed private school. 
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In addition to the long-term parking demands, the proposed school would be expected to experience short-
term parking demands during the times when parents drop off and pick up students at the beginning and 
end of the school day.  
 
To assess total shared parking demands during the peak demand periods, a more detailed analysis was 
undertaken. Observations of existing parking demands were conducted on Tuesday, September 26, 2023, 
to inventory the existing parking supply in the site vicinity and to observe parking utilization levels during 
the periods surrounding the school start and end times to determine how much parking is currently available 
for drop-off and pick-up of students. 
 
There are 50 off-street parking spaces within the “Willamette Village” site north of the Chase Bank. Three 
of these are designated as handicap-accessible parking spaces. A loading zone is also marked near the 
northeast corner of the lot, between the proposed private school and the building which houses the Lake 
Oswego Boy Scouts and Sophia’s Nails. 
 
In addition to this parking in the immediate vicinity of the proposed school, there are 14 parking spaces 
(including 2 handicap-accessible spaces) within the adjacent parking lot that serves the Chase Bank 
building, and 42 parking spaces (including 2 handicap-accessible spaces) within the retail area south of the 
Chase Bank site. 
 
The proposed private school would operate between the hours of 8:15 AM and 2:45 PM. Existing parking 
utilization was observed during the periods when drop-off and pick-up activities would typically occur for 
the school. 
 
At 8:00 AM, the north lot which serves the proposed school was empty, as was the parking lot serving the 
Chase Bank to the south. These surrounding businesses open between 9:00 AM and 11:00 AM. There were 
8 cars in the parking areas serving the convenience store and surrounding retail uses south of the Chase 
Bank.  
 
During the period from 8:00 to 8:30 AM, there were only two vehicles observed which parked within the 
area north of the Chase Bank. Based on the observations, the peak parking and loading demands associated 
with the proposed school are not expected to overlap with other uses during the morning drop-off period, 
since none of the other businesses served by the surrounding parking in the north lot are open at the 8:15 
AM school start time. 
 
Existing parking utilization was generally higher during the afternoon when the proposed private school 
would release students for pick-up. At 2:25 PM there were 21 occupied parking spaces within the north lot, 
4 vehicles within the Chase Bank lot, and 16 vehicles within the parking spaces serving the commercial 
uses south of Chase Bank. Since the Chase Bank and south retail lots are only at 29% and 38% of capacity 
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respectively, parking demands from these nearby uses are very unlikely to spill into the north lot during the 
afternoon student pick-up period. 
 
Within the 50-space north lot, parking demands varied between 16 vehicles and 23 vehicles during the 
period from 2:25 PM to 3:20 PM, representing 32% to 46% parking utilization. At minimum, 25 standard 
parking spaces and 2 handicap-accessible spaces remained available within the north lot during this period. 
 
Site Vicinity – Future Parking Demands 
 
Parking demands associated with proposed site uses are typically drawn from the Parking Generation 
Manual published by the Institute of Transportation Engineers. Based on that data, a 35-student private 
school would be projected to generate a peak parking demand of 12 vehicles. However, this represents the 
anticipated parking demand for a typical 35-student private school, and may not include vehicles that are 
dropping off students. Since the proposed school will require all parents to drop off and pick up their 
students at the door, these parents will need to utilize on-site parking. It is therefore reasonable to expect 
that short-term parking demands at this site may be higher than those for a typical private school. 
 
To estimate the peak parking demands associated with drop-off and pick-up of students, it was first assumed 
that each of the four staff members at the site would have a vehicle parked within the lot. Typical drop-off 
and pick-up times for parents are less than 5 minutes, and the drop-off/pick-up interval would be expected 
to be spread over a period of 15 to 20 minutes. As such, the average parking demand for 35 parents dropping 
off or picking up students would be approximately 10 parent vehicles (conservatively assuming that all 
students are attending and that no parents drop off or pick up more than one child), resulting in a total 
average parking demand of 14 parking spaces.  
 
The highest parking demands associated with the proposed school are likely to occur immediately following 
school release, since some parents arrive prior to school release, waiting for dismissal before picking up 
their children. The peak parking demand during this period may be up to 60% higher than the average 
parking demand during the student pick-up time. This results in a projection of 16 parent vehicles plus 4 
staff vehicles, for a total peak parking demand of 20 vehicles. 
 
It should be noted that since the desired school enrollment is only 30 students, since some parents may drop 
off or pick up more than one student, and since student attendance is not expected to be 100 percent, the 
above calculations again represent a conservative (high) estimate of total parking demands for the site. 
Accordingly, the typical peak parking demands are likely to be at least 10 to 30 percent lower than those 
calculated above. 
 
Since the high estimate of peak parking demand of 20 vehicles during the afternoon pick-up period is less 
than the number of available parking spaces observed within the site during the evening student pick-up 
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period, it is projected that the site can safely and efficiently accommodate the short-term peak parking 
demands associated with the proposed private school. Parking demands from the private school outside the 
drop-off and pick-up periods are projected to be significantly lower and will also be compatible with the 
other uses within the area. 
 
In addition to the assessment of overall parking adequacy, a comparison was made between the parking 
demands associated with the proposed school and the prior Oregon Ballet Theatre dance school on the 
subject property.  
 
For the prior dance school, peak parking demands would be expected to be marginally higher than for the 
proposed school, since up to 40 students may be dropped off or picked up during a transition period. 
Additionally, the peak demands occurred more frequently within the site since multiple transition periods 
occurred between 3:30 and 8:45 PM. Since the dance school operated during dinner hours when restaurant 
parking demands peak, the parking demands associated with other uses within the site may have overlapped 
more significantly with the dance school operation. And since dance classes were relatively short (45 
minutes), some parents would be expected to stay within the parking lot during the class, resulting in 
increased long-term parking demands from the prior dance school use. 
 
Based on the observed and projected parking demands as well as the comparison to the prior approved site 
use, the proposed private school is projected to have adequate parking supply to meet loading demands 
during the morning drop-off and afternoon pick-up periods. The school is also projected to have lesser 
parking impacts than the prior Oregon Ballet Theatre dance school that occupied the site. Accordingly, no 
specific mitigation measures are recommended for the drop-off and pick-up periods in conjunction with the 
proposed conditional use. 
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CONCLUSIONS 

Based on the trip generation analysis, approval of the proposed private school at 19066 Willamette Drive 
in West Linn, Oregon will not result in increases in traffic or degradation of operation of area roadways 
and intersections as compared to the prior use of the site or the other uses which are permitted in the 
underlying General Commercial zone. Since the development will not result in an increase of 250 or more 
daily trips, a full traffic impact study is not required. Further, the proposed school will not result in a 
change in use as defined by the Oregon Department of Transportation and will therefore not require 
submittal of new access permits for the existing site access driveways along Willamette Drive (Oregon 
Hwy. 43).  

Based on the parking analysis, adequate off-street parking is projected to be available for the proposed 
conditional use, including during the short-term demand peaks which will occur at the beginning and end 
of the school day when parents drop off and pick up students. The projected parking demands associated 
with the private school are also projected to be lesser overall than those associated with the prior Oregon 
Ballet Theatre dance school within the site. Accordingly, no specific mitigation measures are 
recommended for the drop-off and pick-up periods in conjunction with the proposed conditional use. 

If you have any questions regarding this analysis or if you need any further assistance, please don’t hesitate 
to contact me. 

Sincerely, 

Michael Ard, PE 
Principal Engineer 

12/31/2023RENEWS:



 

 

 

 

 

 

 

 

Appendix 



Trip Generation Calculation Worksheet

Land Use Description: Private School (K-8)
ITE Land Use Code: 530

Independent Variable: Students
Quantity: 35 students

Summary of ITE Trip Generation Data

AM Peak Hour of Adjacent Street Traffic

Trip Rate: 1.01 trips per student

Directional Distribution: 56% Entering 44% Exiting

Afternoon Peak Hour of Generator

Trip Rate: 0.60 trips per student

Directional Distribution: 47% Entering 53% Exiting

PM Peak Hour of Adjacent Street Traffic

Trip Rate: 0.26 trips per student

Directional Distribution: 46% Entering 54% Exiting

Total Weekday Traffic

Trip Rate: 4.11 trips per student

Directional Distribution: 50% Entering 50% Exiting

Site Trip Generation Calculations

35 Student Private School (K-8)
Entering Exiting Total

20 15 35
10 11 21
4 5 9

72 72 144

        Data Source: Trip Generation Manual, 11th Edition , Institute of Transportation Engineers, 2021

AM Peak Hour

PM Peak Hour
Weekday

Afternoon Peak



Trip Generation Calculation Worksheet

Land Use Description: Convenience Store
ITE Land Use Code: 851

Independent Variable: Gross Floor Area
Quantity: 2.72 Thousand Square Feet

Summary of ITE Trip Generation Data

AM Peak Hour of Adjacent Street Traffic

Trip Rate: 62.54 trips per ksf

Directional Distribution: 50% Entering 50% Exiting

PM Peak Hour of Adjacent Street Traffic

Trip Rate: 49.11 trips per ksf

Directional Distribution: 51% Entering 49% Exiting

Total Weekday Traffic

Trip Rate: 762.28 trips per ksf

Directional Distribution: 50% Entering 50% Exiting

Site Trip Generation Calculations

2.72 ksf Convenience Store
Entering Exiting Total

85 85 170
68 66 134

1037 1037 2074

        Data Source: Trip Generation Manual, 11th Edition , Institute of Transportation Engineers, 2021

AM Peak Hour
PM Peak Hour
Weekday



Trip Generation Calculation Worksheet

Land Use Description: Fast-Food Restaurant w/o Drive Thru
ITE Land Use Code: 933

Independent Variable: Gross Floor Area
Quantity: 2.72 Thousand Square Feet

Summary of ITE Trip Generation Data

AM Peak Hour of Adjacent Street Traffic

Trip Rate: 43.18 trips per ksf

Directional Distribution: 58% Entering 42% Exiting

PM Peak Hour of Adjacent Street Traffic

Trip Rate: 33.21 trips per ksf

Directional Distribution: 50% Entering 50% Exiting

Total Weekday Traffic

Trip Rate: 450.49 trips per ksf

Directional Distribution: 50% Entering 50% Exiting

Site Trip Generation Calculations

2.72 ksf Fast Food Restaurant
Entering Exiting Total

68 49 117
45 45 90
613 613 1226

        Data Source: Trip Generation Manual, 11th Edition , Institute of Transportation Engineers, 2021

AM Peak Hour
PM Peak Hour
Weekday



Parking Observation Data - Willamette Village

Time

AM Peak Spaces Demand Utilization

8:00 AM 50 0 0%

8:15 AM 50 1 2%

8:25 AM 50 0 0%

8:30 AM 50 2 4%

Aft. Peak

2:25 PM 50 21 42%

2:30 PM 50 18 36%

2:35 PM 50 16 32%

2:40 PM 50 18 36%

2:45 PM 50 19 38%

2:50 PM 50 19 38%

2:55 PM 50 22 44%

3:00 PM 50 21 42%

3:05 PM 50 23 46%

3:10 PM 50 22 44%

3:15 PM 50 20 40%

3:20 PM 50 20 40%

North Lot
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