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Partition Narrative

1317 7th Street, West Linn

Forward Vision Development, LLC & e3 Design Concepts, LLC & SDG-2, LLC

Summary of Proposal:  This is a request for a 3-lot partition to consolidate 22 parcels located on a 36-acre as
previously approved by the State of Oregon Department of Environmental Quality (DEQ). Commonly referred to
as the ‘Publisher’s Pond’, this site includes a contaminated 15-acre sludge pond. As a contaminated site, under the
control of DEQ, DEQ will determine what will be allowed on this site. This 3-lot partition will initiate the testing
phase for the contaminated, 15-acre former Blue Heron Mill Sludge Pond, DEQ Final Clean-up Plan approvals,
preservation of sensitive wetland areas and habitat areas, development of the upland areas as approved by DEQ
consistent with all governmental standards. There are no proposed changes to the site, existing structures, uses,
zoning, existing roadways, or access roads. This is a request to simply consolidate 22 parcels into 3 manageable
parcels, Outlots A, B and C already approved by DEQ so testing and redevelopment can commence. (Parcels 1, 2
and 3, respectively – of the proposed Partition).

Outlot A (Parcel 1) as approved by DEQ, will isolate the proposed Phase 1 residential development to a 8.43-acre
parcel. It is currently zoned R-10. It will be developed consistent with DEQ approvals and with current zoning
regulations by way of a separate submittal.  As envisioned, a future wetland and habitat overlay district will further
isolate the development on this proposed outlot to the upland areas.  Existing public ROWs, if any, located in
wetland areas would be removed.   Outlot B (Parcel 2) as approved by DEQ, will isolate a sensitive wetland and
habitat area to a 1.73-acre parcel for as envisioned, a future conservancy.

Outlot C (Parcel 3) as approved by DEQ, will isolate the contaminated 15-acre former Blue Heron Mill pulp mill
sludge pond to a 23-acre parcel. Based on currently available information, the 15-acre pond is contaminated with
an average of 8 ft of pulp mill sludge. To give some perspective on this scope of the problem, given this data, the
volume of the wet sludge without a swell factor is 193,000 cubic yards. If this sludge is trucked off-site with 15 CY
trucks, 12,866 trucks would be required. If these trucks were spaced at 50 ft intervals, the line of trucks would be
more than 120 miles long. The City of West Linn approval to this partition will allow the landowner and developer
to commence testing on the 15-acre sludge pond and so a Final Clean-up Plan can be approved by DEQ.

Zoning: This property is split-zoned, about 13 acres is zoned R-10 Residential (Proposed Parcels 1 & 2) and about
23 acres is zoned G1 Industrial (Proposed Parcel 3)

                                            VICINITY MAP

Location: The site is roughly bounded by 4th St to
7th Street and from 5th Avenue to Volpp Street. In
addition, there is about 300 lineal feet of frontage
on the Willamette River. It is located in the West
Linn Waterfront Urban Renewal District and serves
as it’s southern anchor and linchpin. Clackamas
County Assessor’s Tax Lots include:
31E02AA00800, 31E02AA00800, 31E02AA00200,
31E02AA00100, 31E02 00401, 31E0200100 and
31E01BB00100
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Chapter 11 - SINGLE-FAMILY RESIDENTIAL DETACHED, R-10

11.030 PERMITTTED USES

The following are uses permitted outright in this zoning district
1. Single-family detached residential unit. (....)

Comment: The application is for the creation of 3 parcels to accommodate the existing house and existing uses.
No new houses or uses are proposed. This use is permitted by this section. The criterion is met.

11.070 DIMENSIONAL REQUIREMENTS, USES PERMITTED OUTRIGHT AND USES PERMITTED UNDER
PRESCRIBED CONDITIONS.

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

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

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

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

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

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

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

4. Repealed by Ord. 1622.

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

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

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

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

7. The maximum lot coverage shall be 35 percent.

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

8. The minimum width of an accessway to a lot which does not abut a street or a
flag lot shall be 15 feet.
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Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

9. The floor area ratio shall be 0.4 (…)

Comment: No new lots conforming to R-10 code are requested with this partition. This criterion is met.

Chapter 23 – GENERAL INDUSTRIAL

23.030 PERMITTED USES

The following are uses permitted outright in this zoning district:
1. Agricultural sales and services
2. Animal sales and services

a. Kennels
b. Veterinary, small and large animals

3. Automotive and equipment
a. Cleaning
b. Fleet storage
c. Repairs, light and heavy equipment.
d. Sales/rentals, light and heavy equipment.
e. Storage, recreational vehicles and boats.

4. Construction sales and services.
5. Laundry services.
6. Manufacturing of products:

a. From raw materials.
b. From previously prepared materials.

7. Packaging and processing.
8.  Postal service.
9. Public safety facilities.
10. Public support facilities.
11. Research services.
12. Scrap operations, recycling collection center.
13. Utilities, minor and major.
14. Wholesale, storage and distribution:

a. Mini warehouse
b. Light.
c. Heavy

15. Transportation facilities (Type I). (Ord. 1590 § 1, 2009)

Comment: The application is for the creation of three parcels to accommodate the existing industrial use(s). No
new industrial uses are proposed. The criterion is met.

Chapter 48 – ACCESS. EGRESS AND CIRCULATION
The purpose of this chapter is to ensure that efficient, safe, and well-directed vehicular, bicycle, and pedestrian
access, circulation, and egress are designed into development proposals. Access management seeks to balance
mobility, the need to provide efficient, safe and timely travel with the ability to allow access to individual
properties. Proper implementation of access management techniques should guarantee reduced congestion,
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reduced accident rates, less need for roadway widening, conservation of energy, and reduced air pollution.
(Ord. 1584, 2008)

48.025 ACESS CONTROL
Comment: No new residential uses are requested with this partition. This criterion is met.

48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES
Comment: No new residential uses are requested with this partition. This criterion is met.

48.050 ONE-WAY VEHICULAR ACCESS POINTS
Comment: No new residential uses are requested with this partition. This criterion is met.

48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS NSEPARATION REQUIREMENTS
Comment: No new residential uses are requested with this partition. This criterion is met.

48.070 PLANNING DIRECTOR’S AUTHORITY TO RESTRICT ACCESS APPEAL PROVISIONS
Comment: No new residential uses are requested with this partition. This criterion is met.

48.080 BICYCLE AND PEDESTRIAN CIRCULATION
Comment: No new residential uses are requested with this partition. This criterion is met.

Chapter 75 – VARIANCE AND SPECIAL WAIVERS
Comment:  No variances or special waivers are requested with this partition. This criterion is met.

Chapter 85 GENERAL PROVISIONS (Land Division)

85.200 APPROVAL CRITERIA

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

A. Streets.

Comment: No new streets are proposed. This criterion is met.

B. Blocks and lots.

1. General. The length, width, and shape of blocks shall be designed with due regard for the provision of
adequate building sites for the use contemplated; consideration of the need for traffic safety, convenience,
access, circulation, and control; and recognition of limitations and opportunities of topography and solar
access.
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Comment: No new streets are proposed. The development pattern in this area is already established and/or
inhibited by wetlands and sensitive habitat areas. No public streets in the wetland areas are proposed and no
changes to the existing block pattern are proposed. This criterion is met.

2. Sizes. The recommended block size is 400 feet in length to encourage greater connectivity within the
subdivision. Blocks shall not exceed 800 feet in length between street lines, except for blocks adjacent to
arterial streets or unless topographical conditions or the layout of adjacent streets justifies a variation.
Designs of proposed intersections shall demonstrate adequate sight distances to the City Engineer’s
specifications. Block sizes and proposed accesses must be consistent with the adopted TSP.

Comment: Same as for B1, above.

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

Comment: No new R-10 lots are proposed. The criterion is met.

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

Comment: No new R-10 lots are proposed. The criterion is met.

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

Comment: No double-frontage parcels are proposed. The criterion is met.

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

Comment: No new R-10 lots are proposed. The criterion is met.

7. Flag lots. Flag lots can be created where it can be shown that no other reasonable street access is
possible to achieve the requested land division. A single flag lot shall have a minimum street frontage of
15 feet for its accessway. Where two to four flag lots share a common accessway, the minimum street
frontage and accessway shall be eight feet in width per lot. Common accessways shall have mutual
maintenance agreements and reciprocal access and utility easements. The following dimensional
requirements shall apply to flag lots:
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Comment: Not applicable. No flag lots are proposed. Setbacks will continue to comply with zoning requirements,
as discussed above under R-10 standards. The criterion is met.

8. Large lots or parcels. In dividing tracts into large lots or parcels which, at some future time, are likely to
be redivided, the approval authority may:
a. Require that the blocks be of such size and shape, and be so divided into building sites, and contain

such easements and site restrictions as will provide for extension and opening of streets at intervals
which will permit a subsequent division of any tract into lots or parcels of smaller size; or

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

Comment: This is a large lot parcel, and the 3-lot partition is intended to allow for subsequent subdivision that
will conform with this requirement and zoning code.  This criterion is met.

C. Pedestrian and bicycle trails.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. While presently not applicable, it is the owner/developer intent to work on a cooperative
basis on a comprehensive, integrated multi-modal system if a multi-modal, or pedestrian or bicycle trails are
planned in this area. This criterion is met.

D. Transit facilities.

Comment: There is no Tri-Met bus service in this area so there is no need for transit facilities. This criterion is
met.  While presently not applicable, it is the owner/developer intent to work on a cooperative basis on a
comprehensive, integrated multi-modal system if a multi-modal, or pedestrian or bicycle trails are planned
in this area.

E. Grading. Grading of building sites shall conform to the following standards unless physical conditions
demonstrate the propriety of other standards:
1. All cuts and fills shall comply with the excavation and grading provisions of the

Uniform Building Code and the following:
a. Cut slopes shall not exceed one and one-half feet horizontally to one foot vertically (i.e., 67 percent

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

see the following illustration.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No grading activities on the building sites are planned at this time. This criterion is met.

2. The character of soil for fill and the characteristics of lot and parcels made usable by fill shall be suitable
for the purpose intended.

Comment: No fill activities are proposed.

3. If areas are to be graded (more than any four-foot cut or fill), compliance with CDC 85.170(C) is required.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No grading is planned. Future grading for the home construction will comply with this
requirement. This criterion is met.
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4. The proposed grading shall be the minimum grading necessary to meet roadway standards, and to
create appropriate building sites, considering maximum allowed driveway grades.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No grading is proposed at this time. This criterion is met.

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

Comment: Actual grades are unconfirmed. The actual grades will be confirmed with a topographic survey prior
to submission of a future application and Preliminary Plat for Proposed Parcel 1.  Type I land is defined as slopes
greater than 35% grade over 50% or more of a site. If slopes over 35% grade are confirmed, over 50% of the site
then a geologic hazard report will be submitted by an engineering geologist for Type 1 and Type II lands. There is
no proposed work on the property. The proposal is a request for approvals for a 3-lot partition only.

6. Per the submittals required by CDC 85.170(C)(3), 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.

Comment: There are no known broad general geologic hazards in this area.

7. On land with slopes in excess of 12 percent, cuts and fills shall be regulated as follows:
a. Toes of cuts and fills shall be set back from the boundaries of separate private ownerships at least

three feet, plus one-fifth of the vertical height of the cut or fill. Where an exception is required from
that requirement, slope easements shall be provided.

b. Cuts shall not remove the toe of any slope where a severe landslide or erosion hazard exists.

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

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

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

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No lot grading is planned at this time. The future grading plans for the construction of new homes
will comply with these standards and will be reviewed at the time of building permit.

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

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

b. Emergency access can be provided.
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c. Design and construction of the project will not cause erosion or land slippage.

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

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No lot grading is planned at this time. The future grading plans for the construction of new homes
will comply with these standards and will be reviewed at the time of building permit.

F. Water.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No new water service is requested at this time. New parcels will be provided with water service
from either the existing 6” water on the perimeter of the site, or new service to be shown on the Preliminary
Utility Plan, with subsequent submittals, per city standards.

G. Sewer.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. No new sewer service is requested at this time. New parcels will be provided with sewer service
from either the existing 6” water on the perimeter of the site, or new service to be shown on the Preliminary
Utility Plan, with subsequent submittals, per city standards.

H. (Deleted)

I. Utility easements.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only.  Public utility easements will be provided consistent with City standards, as shown on the
Tentative Plan and Preliminary Utility Plan, with subsequent submittals.

J. Supplemental provisions.
1. Wetland and natural drainage ways.

Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only.

The wetlands have been delineated as part of the DEQ approvals. There is no work proposed in the wetlands as
part of this partition submission. The wetland areas will be further delineated by a survey. Subsequent proposed
work, and submittals defining the work will be in compliance with all governmental unit standards.  This criterion
will be met with subsequent submittal for Phase 1 Preliminary Plat.

Note: There is a beaver dam located near 4th street that has artificially raised the water level in the stream
significantly. It is the owner’s intent have a professional trapper relocate the beaver, and then remove the
beaver dam so the water level can return to its natural, historical level, perhaps to 200 ft by 100.

2. Willamette and Tualatin Greenways.
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Comment: There is no proposed work on the property. The proposal is a request for approvals for a 3-lot
partition only. This criterion will be met with subsequent submittal for Phase 1 Preliminary Plat.

The subject property is located within the Willamette Greenway Area and in a Habitat Conservation Area. There
is no work proposed in the Willamette Greenway Area, or in the Habitat Area. As the wetland and habitat areas
are delineated subsequent submittals will comply to governmental standards for these areas.

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

Comment: No new street tree is proposed. No new horizontal work or street work is proposed with this
proposal.  When street trees or horizontal work will be installed, it will be provided with the new home
construction, per City standards with subsequent submittals

4. Lighting.

Comment: There is no new street lighting proposed. When lighting will be installed, it will be provided with the
new home construction, per City standards with subsequent submittals.

5. Dedications and exactions.

Comment: There is no new lots, or horizontal work proposed to which would require dedications and exactions.
When dedications and exactions are required, it will be provided, per City standards with subsequent submittals.

6. Underground utilities.

Comment: There is no new underground utility work proposed. When underground utilities are required, they
will be installed per City standards with subsequent submittals.

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

Comment: There is no proposed density with the partition. The density will conform with current zoning
regulations.

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

Comment: The property is zoned R-10 and therefore this provision does not apply.

9. Heritage trees/significant tree and tree cluster protection.

Comment: There are no identified heritage trees on the site, however there is at least one 7 ft diameter tree on
the site to which the owner/developer surmises could potentially be a candidate for heritage tree designation.  If
so identified by subsequent tree survey, then the owner/developer is receptive to heritage tree designation.
While there is no known, identified significant cluster on the site, if one is identified by a subsequent tree survey
and the cluster will be protected on a subsequent submittal. This criterion will be met after the tree survey
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identifies any significant trees and subsequent submittal for Phase 1 Preliminary Plat.

Chapter 55 DESIGN REVIEW
55.100 APPROVAL STANDARDS - CLASS II DESIGN REVIEW

Design Review is only applicable to significant trees as cross referenced by CDC 85.200(J ) (9).

E. 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.

2. All heritage trees, as defined in the municipal code, all trees and clusters of trees ("cluster" is defined
as three or more trees with overlapping driplines; however, native oaks need not have an
overlapping dripline) that are considered significant by the City Arborist, either individually or in
consultation with certified arborists or similarly qualified professionals, based on accepted
arboricultural standards including consideration of their size, type, location, health, long term
survivability, and/or numbers, shall be protected pursuant to the criteria of subsections (B)(2)(a)
through (f) of this section. (....)

Comment: While unconfirmed, it is presumed that the tree survey will identify significant trees on the property
so the provisions of Chapter 55 will apply at the time these trees are identified. This criterion will be met after
the tree survey identifies any significant trees and subsequent submittal for Phase 1 Preliminary Plat.

Chapter 92 REQUIRED IMPROVEMENTS

92.010 PUBLIC IMPROVEMENTS FOR ALL DEVELOPMENT

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

E.  Surface drainage and storm sewer system. A registered civil engineer shall prepare a
plan and statement which shall be supported by factual data and comply with the
standards for the improvement of public and private drainage systems located in the
West Linn Public Works Design Standards. (....)

Comment: No new horizontal improvements are proposed. This criterion is met.

Summary of Request:  This proposal is a request for approval to a proposed 3-lot partition as approved by the
State of Oregon Department of Environmental Quality (DEQ) to enable testing and redevelopment of this
complex 36-acre site.

DRAFT

































0150' 150' 300'75'

SCALE: 1" = 150'



0 200'

SCALE: 1" = 100'

100' 100'50'

40.00'

50.00'

40.00'50.00'

40.00'

50.00'

30.00'



I

III

IX

IV

VII

II

VIII

V

XI

XII

Parcels Per Title Report


