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Norfolk Landing 

Six-Lot Expedited Land Division Application 

Icon Construction & Development, LLC 

March 2024 

Proposal: This application requests approval of a 6-lot Expedited Land Division to be 
developed on property located at 4092 Norfolk St. in West Linn. The property is located 
on the west side of Norfolk Street, south of Sunset Avenue.  
 
The subject property is described as Tax Lot 1400 of Assessor’s Map 21E36AC.  The 
site is 1.05 acres (94,808 square feet) in area. It is presently developed with a single-
family detached home. This home will be removed to allow for the construction of the 
proposed subdivision. The subject property is zoned R-7. 

 
Figure 1: Vicinity Map 
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Figure 2: Aerial Photograph 

We are requesting that this application be processed as an Expedited Land Division 
pursuant to ORS 197.360-197.365. The proposed subdivision satisfies the definitional 
requirements for and expedited land division set forth in ORS 197.360 as follows: 
 
197.360 
(1) As used in this section: 
(a) “Expedited land division” means a division of land under ORS 92.010 to 92.192, 
92.205 to 92.245 or 92.830 to 92.845 by a local government that: 
 
(A) Includes only land that is zoned for residential uses and is within an urban growth 

boundary. 
 
Comment: The subject property is within the Urban Growth Boundary and within the city 
limits of the City of West Linn.  The property is zoned Single-Family Residential 
Detached, R-7, which allows residential uses. This criterion is met. 
 
(B) Is solely for the purposes of residential use, including recreational or open space 

uses accessory to residential use. 
 
Comment: The proposed land division will create six lots, all of which will be used for the 
construction of single-family homes, consistent with the R-7 zone. This criterion is met. 
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(C) Does not provide for dwellings or accessory buildings to be located on land that is 
specifically mapped and designated in the comprehensive plan and land use 
regulations for full or partial protection of natural features under the statewide 
planning goals that protect: 
 
(i) Open spaces, scenic and historic areas and natural resources; 
(ii) The Willamette River Greenway; 
(iii)  Estuarine resources; 
(iv) Coastal shorelands; and 
(v) Beaches and dunes. 
 

Comment: The subject property is not located in any of the above resource areas and 
does not contain any other open spaces, scenic, historic areas, or natural resources. 
This criterion is met. 
 
(D) Satisfies minimum street or other right-of-way connectivity standards established by 

acknowledged land use regulations or, if such standards are not contained in the 
applicable regulations, as required by statewide planning goals or rules. 

  
Comment: The proposed subdivision is located within an area with an established street 
grid system. The subdivision is designed in accordance with West Linn local street 
standards and the Transportation Systems Plan. This criterion is met. 
 
(E) Will result in development that either: 
(i)  Creates enough lots or parcels to allow building residential units at 80 percent or 
more of the maximum net density permitted by the zoning designation of the site; or 
(ii)  Will be sold or rented to households with incomes below 120 percent of the 
median family income for the county in which the project is built. 
 
Comment: The proposed subdivision will provide six lots on the subject property. As 
shown in the density calculations in the table on the following page, this is the maximum 
density for this site. This criterion is met. 
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Density Calculations 

 Area (sq. ft.) Allowable 
Density 

Units @1 per 7,000 
sq.ft. 

Gross Site Area  45,825   

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

0   

Area in street right-of-way: 0   

Net Site Area: 45,825   

Area within Type I or II slopes where 
Developed: 

0 50% 0 

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

0 75% 0 

Area within Water Resource Area-all 
development transferred. 

0 50% 0 

Open Space (Type III and IV Lands) 0 100% 0 

Type III & IV Land Developed: 45,825 100% 6 

Base Density Allowed:   6 

Total Allowed Density:   6 Units 

 
(b) “Expedited land division” includes land divisions that create three or fewer parcels 
under ORS 92.010 to 92.192 and meet the criteria set forth in paragraph (a) of this 
subsection. 
 
Comment: Not applicable. The proposed land division creates more than three parcels. 
 
 
The proposed development conforms to the applicable provisions of the CDC as follows:  
 
 

05.020 CLASSIFICATIONS OF ZONES 

All areas within the corporate limits of the City of West Linn are hereby divided into zone 
districts, and the use of each tract and ownership of land within the corporate limits shall 
be limited to those uses permitted by the zoning classification applicable to each such 
tract as hereinafter designated. The zoning districts within the City of West Linn are 
hereby classified and designated as follows: 
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Zoning District 

Zone 

Designation 

Dwelling 

Units per Net 

Acre 

Lot Size per 

Unit in Square 

Feet 

Low Density       

Single-Family Residential detached R-40 1.1 40,000 

Single-Family Residential detached R-20 2.18 20,000 

Single-Family Residential detached R-15 2.9 15,000 

Single-Family Residential detached R-10 4.35 10,000 

Single-Family Residential detached R-7 6.2 7,000 

Comment: The subject property is presently zoned Single-Family Residential detached, 
R-7. This zoning conflicts with the adopted and acknowledged Comprehensive Plan 
Designation of Medium Density Residential. The pre-application conference notes 
indicate that the property is eligible to apply for a quasi-judicial zone change to adopt R-
4.5 or R-5 zoning consistent with the Comprehensive Plan Designation. The applicant 
has decided not to make this application and the subdivision and future housing to be 
built on the lots will continue to be subject to the standards of the R-7 zoning district. 

Chapter 12 
RESIDENTIAL, R-7 

12.010    PURPOSE 

The purpose of this zone is to provide for urban development at levels which relate to the site 

development limitations, the proximity to commercial development, and to public facilities 

and public transportation. This zone is intended to implement the policies and locational 

criteria set forth in the Comprehensive Plan. (Ord. 1745 § 1 (Exh. A), 2023) 

Comment: The proposed development will provide for residential development 

consistent with the applicable development standards of the R-7 zone (see discussion 

below). The site is not subject to any significant development limitations. The property 

has access to adequate public facilities and services as outlined in this narrative and the 

preliminary engineering documents submitted with it.  

12.020    PROCEDURES AND APPROVAL PROCESS 

Comment: As of this writing, the proposed use of the lots within this development is 

single-family detached homes. It is possible that middle housing units will be 

constructed on the lots, but that decision has not been made yet. Upon completion of 

the development of the property and recordation of the final plat of the subdivision, no 

land use approval will be required for the construction of single-family homes. No 

conditional uses are proposed. No nonconforming uses or structures are present on the 

property. 

  

https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1745.pdf
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12.030    PERMITTED USES 

Comment: As discussed above, the planned use of the proposed lots as of this writing is 

single-family detached homes. Single-family attached and detached units are listed as 

permitted uses in the R-7 district. Middle housing, likely in the form of attached or 

detached duplexes, may also be developed on the lots. These uses are also listed as 

being permitted in the R-7 zone. 

12.040    ACCESSORY USES 

Comment: No accessory uses are planned currently. Future development of such uses 

would be subject to the provisions of this section. 

12.050    USES AND DEVELOPMENT PERMITTED UNDER PRESCRIBED CONDITIONS 

Uses permitted under prescribed conditions in the R-7 zone include: Home occupations, 

signs, temporary uses, water-dependent uses, agriculture and horticulture, and wireless 

communication facilities. No such uses are proposed in this application.   

12.060    CONDITIONAL USES 

Comment: No conditional uses are proposed in conjunction with this application. 

12.070    DIMENSIONAL REQUIREMENTS, USES PERMITTED OUTRIGHT AND USES PERMITTED 

UNDER PRESCRIBED CONDITIONS 

The homes to be built on the proposed lots will need to comply with the applicable 

development standards listed in the table provided in this section. The proposed lots 

exceed the minimum lot size standard of 7,000 sq. ft. (Lots 1-5: 7,575 sq. ft.; Lot 6: 7,950 

sq. ft.). The minimum lot width at the front lot line and average lot width standards of 35 

feet are met by the proposed widths of 50.5 feet. The front and rear minimum setback 

standards of 20 feet will be met by future home construction, as will the minimum 

interior 7.5’ side yard. No street side yards are present. Maximum building height of 35’ 

and maximum lot coverage of 35% will be met and will be reviewed at the time of 

building permit application. 

12.080    DIMENSIONAL REQUIREMENTS, CONDITIONAL USE 

Comment: Not applicable. No conditional uses are proposed. 

12.090    OTHER APPLICABLE DEVELOPMENT STANDARDS 

Comment: Other applicable development standards are addressed in this narrative. 
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Chapter 34 
ACCESSORY STRUCTURES, ACCESSORY DWELLING UNITS, AND 

ACCESSORY USES 

Comment: This chapter sets the standards for accessor structures, accessory dwelling 
units, and accessory uses that are permitted in the R-7 zone. No such structures, ADU’s 
or accessory uses are proposed as a part of this subdivision application. Should future 
residents propose such structures or uses, they will be subject to these provisions at that 
time. 

Chapter 48 
ACCESS, EGRESS AND CIRCULATION 

48.020 APPLICABILITY AND GENERAL PROVISIONS 

A.    The provisions of this chapter do not apply where the provisions of the Transportation 

System Plan or land division chapter are applicable and set forth differing standards. 

Comment: The TSP does not specify any differing standards for Norfolk Street. 

B.    All lots shall have access from a public street or from a platted private street approved 

under the land division chapter. 

Comment: All lots have direct frontage onto Norfolk Street, a dedicated public street. 

C.    No building or other permit shall be issued until scaled plans are presented to the City 

and approved by the City as provided by this chapter, and show how the access, egress, and 

circulation requirements are to be fulfilled. Access to State or County roads may require 

review, approval, and permits from the appropriate authority. 

Comment: The required site plans will be submitted with the building permit 

applications for each lot. 

D.    Should the owner or occupant of a lot, parcel or building enlarge or change the use to 

which the lot, parcel or building is put, resulting in increasing any of the requirements of this 

chapter, it shall be unlawful and a violation of this code to begin or maintain such altered use 

until the provisions of this chapter have been met, and, if required, until the appropriate 

approval authority under Chapter 99 CDC has approved the change. 

Comment: No changes in use are proposed as a part of this application. 

E.    Owners of two or more uses, structures, lots, parcels, or units of land may agree to utilize 

jointly the same access and egress when the combined access and egress of both uses, 

structures, or parcels of land satisfies the requirements as designated in this code; provided, 

https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC99.html#99
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that satisfactory legal evidence is presented to the City Attorney in the form of deeds, 

easements, leases, or contracts to establish joint use. Copies of said instrument shall be 

placed on permanent file with the City Recorder. 

Comment: No such joint accesses are proposed. 

F.    Property owners with access to their property via platted stems of flag lots may request 

alternate access as part of a discretionary review if other driveways and easements are 

available and approved by the City Engineer. (Ord. 1584, 2008; Ord. 1636 § 32, 2014; 

Ord. 1745 § 1 (Exh. A), 2023) 

Comment: Not applicable. No flag lots are proposed. 

B.    Access control standards. 

1.    Traffic impact analysis requirements. A traffic analysis prepared by a qualified 

professional may be required to determine access, circulation and other transportation 

requirements. The purpose, applicability and standards of this analysis are found in 

CDC 85.170(B)(2). 

Comment: Per the provisions of CDC 85.170(B)(2)(d)(6), a traffic impact analysis is 

not required because the proposed subdivision will not generate more than the 

threshold 250 trips per day. Based on ITE standards, the six lots proposed will 

generate less than 60 trips per day. 

2.    In order to comply with the access standards in this chapter, the City or other 

agency with access permit jurisdiction may require the closing or consolidation of 

existing curb cuts or other vehicle access points, recording of reciprocal access 

easements (i.e., for shared driveways), development of a frontage street, installation of 

traffic control devices, and/or other mitigation as a condition of granting an access 

permit. Access to and from off-street parking areas shall not permit backing onto a 

public street. 

Comment: There are two existing curb cuts on the frontage of the subject 

property. One serves the existing home on the site and one served a home that 

has been demolished. Both curb cuts will be closed when the new frontage 

improvements are installed. Each of the six lots will have one curb cut onto 

Norfolk Street. 

3.    Access options. When vehicle access is required for development (i.e., for off-street 

parking, delivery, service, drive-through facilities, etc.), access shall be provided from a 

public street adjacent to the development lot or parcel. Street accesses shall comply 

with access spacing standards in subsection (B)(6) of this section, the West Linn Public 

Works Design Standards, and TSP. As an alternative, the applicant may request 

https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1584.pdf
https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1636.pdf
https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1745.pdf
https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC85.html#85.170
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alternative access provisions listed below as Option 1 and Option 2, subject to approval 

by the City Engineer through a discretionary process. 

Comment: Access is proposed to be provided to each lot from Norfolk Street.  No 

alleys or mid-block lanes are existing or proposed. No private streets or driveways 

are existing or proposed. 

4.    Subdivisions fronting onto an arterial street. New residential land divisions fronting 

onto an arterial street shall be required to provide alleys or secondary (local or 

collector) streets for access to individual lots. When alleys or secondary streets cannot 

be constructed due to topographic or other physical constraints, access may be 

provided by consolidating driveways for clusters of two or more lots. 

Comment: Not applicable. The subdivision does not front onto an arterial street. 

5.    Double-frontage lots. When a lot or parcel has frontage onto two or more streets, 

access shall be provided first from the street with the lowest classification. For example, 

access shall be provided from a local street before a collector or arterial street. 

Comment: Not applicable. No double-frontage lots are proposed. 

6.    Access spacing. 

a.    The access spacing standards found in Tables 14 and 15 of the TSP and in 

CDC 48.060 shall be applicable to all newly established public street intersections, 

non-traversable medians, and curb cuts. Deviation from the access spacing 

standards may be granted by the City Engineer as part of a discretionary review if 

the applicant demonstrates that the deviation will not compromise the safe and 

efficient operation of the street and highway system. 

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

CDC 48.060. 

Comment: No new public street intersections are proposed. Individual curb cuts 

are proposed for each lot. 

7.    Number of access points. For single-family (detached and attached) housing types, 

one street access point is permitted per lot or parcel when alley access cannot 

otherwise be provided; except that two access points may be permitted corner lots (i.e., 

no more than one access per street), subject to the access spacing standards in 

CDC 48.060. The number of street access points for multiple family development is 

subject to the access spacing standards in CDC 48.060. The number of street access 

points for commercial, industrial, and public/institutional developments shall be 

https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC48.html#48.060
https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC48.html#48.060
https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC48.html#48.060
https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC48.html#48.060
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minimized to protect the function, safety and operation of the street(s) and sidewalk(s) 

for all users. Shared access may be required, in conformance with subsection (C)(8) of 

this section, in order to maintain the required access spacing, and minimize the 

number of access points. 

Comment: Each lot will have one access point onto Norfolk Street as permitted by 

this subsection. 

8.    Shared driveways. For residential development, shared driveways may be required 

in order to meet the access spacing standards in subsection (C)(6) of this section. For 

non-residential development, the number of driveway and private street intersections 

with public streets shall be minimized by the use of shared driveways with adjoining 

lots where feasible. The City shall require shared driveways as a condition of land 

division or site design review, as applicable, for traffic safety and access management 

purposes in accordance with the following standards: 

Comment: Not applicable. No shared driveways are proposed. 

C.    Street connectivity and formation of blocks required. In order to promote efficient 

vehicular and pedestrian circulation throughout the City, land divisions and site 

developments shall produce complete blocks bounded by a connecting network of public 

and/or private streets, in accordance with the following standards: 

1.    Block length and perimeter. The maximum block length shall not exceed 800 feet 

along a collector, neighborhood route, or local street, or 1,800 feet along an arterial, 

unless a smaller block length is required pursuant to CDC 85.200(B)(2). 

Comment: The existing block length between Sunset Ave. and Fairhaven Dr. 

exceeds 800 feet. Existing homes on properties along Sussex Street abutting the 

subject property preclude new construction of a street or pedestrian connection 

from Norfolk Street to Sussex Street. See discussion under Exceptions, below. 

2.    Street standards. Public and private streets shall also conform to Chapter 92 CDC, 

Required Improvements, and to any other applicable sections of the West Linn 

Community Development Code and approved TSP. 

Comment: Norfolk Street will be improved to comply with applicable standards. 

3.    Exception. Exceptions to the above standards may be granted as part of a 

discretionary review when blocks are divided by one or more pathway(s), in 

conformance with the provisions of CDC 85.200(C), Pedestrian and bicycle trails, or 

cases where extreme topographic (e.g., slope, creek, wetlands, etc.) conditions or 

compelling functional limitations preclude implementation, not just inconveniences or 

https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC85.html#85.200
https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC92.html#92
https://www.codepublishing.com/OR/WestLinn/#!/WestLinnCDC/WestLinnCDC85.html#85.200
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design challenges. (Ord. 1635 § 25, 2014; Ord. 1636 § 33, 2014; Ord. 1650 § 1 (Exh. A), 

2016; Ord. 1675 § 40, 2018; Ord. 1745 § 1 (Exh. A), 2023) 

Comment: As shown on the aerial photograph on Page 2 of this narrative, there 

are existing single-family homes developed on lots at 4015, 4023, 4051, and 4095 

Sussex Street along the northwest side of the subject property. These homes 

preclude the extension of Southslope Way through the subject property to 

connect to Sussex Street. Similarly, these fully developed homes preclude the 

construction of a pedestrian way or bicycle trail through the subject property to 

Sussex Street. For this reason, an exception to the maximum block length 

standard is warranted. 

48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES 

Comment: All lots proposed in this subdivision will have direct driveway accesses onto 

Norfolk Street. These accesses will be installed per City standards and will satisfy the 

minimum vehicular requirements for residential uses. 

48.040 MINIMUM VEHICLE REQUIREMENTS FOR NON-RESIDENTIAL USES 

Comment: Not applicable. No non-residential uses are proposed. 

48.050 ONE-WAY VEHICULAR ACCESS POINTS 

Comment: Not applicable. No one-way vehicular access points are proposed. 

48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS SEPARATION 
REQUIREMENTS 

Comment: The proposed driveways will comply with the minimum 16’ width and 30’ 

separation standards. Designs for curb cuts will be provided on the final engineering 

plans. 

48.070 PLANNING DIRECTOR’S AUTHORITY TO RESTRICT ACCESS APPEAL 
PROVISIONS 

Comment: No traffic congestion or other unusual conditions exist that would warrant 

the Planning Director limiting access onto this section of Norfolk Street. 

48.080 BICYCLE AND PEDESTRIAN CIRCULATION 

Comment: No bicycle or pedestrian circulation improvements are proposed other than 

sidewalks for this site. Bicycle and pedestrian ways are not warranted per the provisions 

of CDC 85.200 due to the existing development pattern on Sussex Street that precludes 

a connection from Norfolk through this site.  

https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1635.pdf
https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1636.pdf
https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1650.pdf
https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1675.pdf
https://www.codepublishing.com/OR/WestLinn/html/pdfs/Ord1745.pdf
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Chapter 55 - DESIGN REVIEW 

 
Existing trees on the subject property are shown on the Existing Conditions Map and the 
Tree Plan submitted with this application. Discussions with the City Arborist indicated 
that the applicant was to assume that all trees 12” DBH or greater in size are to be 
considered significant trees. The following provisions of Chapter 55.100B relating to tree 
preservation are applicable to this proposal: 
 
B.    Relationship to the natural and physical environment. 

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

Comment: Not applicable. No heritage trees are located on the subject property. 

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

Comment: Not applicable. No heritage trees are located on the subject property. 

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

Comment: There are no Type I or II lands on the subject property so this 
subsection 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. Therefore, in the event 
that the City Arborist determines that a significant tree cluster exists at a 
development site, then up to 20 percent of the non-Type I and II lands shall be 
devoted to the protection of those trees, either by dedication or easement. The 
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exact percentage is determined by establishing the driplines of the trees or tree 
clusters that are to be protected. In order to protect the roots which typically 
extend further, an additional 10-foot measurement beyond the dripline shall be 
added. The square footage of the area inside this “dripline plus 10 feet” 
measurement shall be the basis for calculating the percentage (see figure 
below). The City Arborist will identify which tree(s) are to be protected. 
Development of non-Type I and II lands shall also require the careful layout of 
streets, driveways, building pads, lots, and utilities to avoid significant trees, 
tree clusters, heritage trees, and other natural resources pursuant to this code. 
Exemptions of subsections (B)(2)(c), (e), and (f) of this section shall apply. 
Please note that in the event that more than 20 percent of the non-Type I and II 
lands comprise significant trees or tree clusters, the developer shall not be 
required to save the excess trees, but is encouraged to do so. 

Comment: The Tree Plan submitted with this application shows several areas 
denoted with crosshatching being designated for protection of significant trees and 
tree clusters. The total area included within these tree protection easements is 
9,329 sq. ft. The site contains 45,827 sq. ft. of non-Type I and II lands. The areas 
set aside for protection of significant trees amounts to 20.4% of the site area and 
meets the requirements of this section. A total of 46 significant trees are located on 
the property and its street frontage. The plan would retain 20 of these trees, or 
43.5% of the total significant trees on the site. 

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

Comment: Not applicable. No stubouts of streets are proposed. 

d.  For both non-residential and residential development, the layout shall achieve 
at least 70 percent of maximum density for the developable net area. The 
developable net area excludes all Type I and II lands and up to 20 percent of 
the remainder of the site for the purpose of protection of stands or clusters of 
trees as defined in subsection (B)(2) of this section. 

Comment: The density calculations submitted above in this narrative demonstrate that 
the project will achieve more than 70% of maximum density. The proposal of six lots 
achieves the maximum density allowed for this site under R-7 zoning. 

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

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

Comment: Not applicable. No areas of significant site grading are proposed.  

  

Chapter 85 
GENERAL PROVISIONS 

85.200 APPROVAL CRITERIA 

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

A. Streets. 

Comment: The subject property fronts on Norfolk Street, a local street that provides 
access to Sunset Avenue, to the northeast, and Fairhaven Drive, to the southwest.  
The existing right-of-way width of Norfolk Street is 60 feet, which exceeds the typical 
52 to 54-foot width for local streets. No new streets are either needed or proposed to 
be developed with this subdivision. 

No new street names are proposed.  All lots in the subdivision have access to 
Norfolk Street, as shown on the Tentative Plan. No gated streets or special entry 
designs are proposed. 

B. Blocks and lots. 

Comment: The existing block length between Sunset and Fairhaven Drive is 
approximately 970 feet, which exceeds the 800 feet maximum standard. The existing 
block is fully developed so there are no opportunities for a new street or pedestrian 
paths from Norfolk St. through to Sussex Street. The proposed lots have property 
lines that are perpendicular to the street; contain sufficient area to meet the 
requirements of the R-7 zone. Compliance with required setbacks will be reviewed at 
the time of building permit application.  

The development conforms to the provisions of Chapter 48, as discussed in this 
report. 
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85.200(B) (5). No double frontage lots are proposed. The proposed lot lines within 
the development are approximately at right angles to the streets on which they front, 
as required by Section 85.200(B)(6). No flag lots are proposed. No large lots or 
parcels that are more than double the minimum area designated by the zoning 

district are proposed. 

C.  Pedestrian and bicycle trails. 

Comment:  No pedestrian or bicycle paths are proposed. No bicycle improvements in 
this area are listed on the Bicycle Master Plan. 

 
D. Transit facilities. 

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

E. Lot grading.  

Comment: The subject property is relatively flat, with grades in the 5 to 7 percent 
range. Grading of the proposed building sites will conform to City standards. 
Compliance for individual homes will be reviewed at the time of building permit 
application.  

F. Water. 

Comment: A 6” City water line is available in Norfolk Street. It will need to be 
extended to the southwest to provide service to Lots 5 and 6. Please see the 
Preliminary Utility Plan. 

G. Sewer. 

Comment: As shown on the Preliminary Utility Plan, there is an existing public 
sewer line in Norfolk Street. It does not span the entire frontage of the property. Due 
to topographic constraints, a sewer line extension from the existing line at the 
intersection of Norfolk Street and Fairhaven Drive is proposed. Please refer to the 
Preliminary Utility Plan for more details.  

H. Storm. 

 Comment: As shown on the Preliminary Utility Plan, storm sewer for the new homes 
will be provided from a storm line in Norfolk Street, with raingardens to be provided 
on each lot for detention and treatment purposes. Green street treatment and 
storage of water from the sidewalk will be provided in the planter strip. 

I. Utility easements. An 8’-wide Public Utility Easement is required along the Norfolk 
Street frontage. This dedication is shown on the Tentative Plan submitted with this 
application. 
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J. Supplemental provisions. 

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

2. Willamette and Tualatin Greenways. Comment: Not applicable. The property is 
not in the Greenway areas and there are no Habitat Conservation Areas on the 
subject property. 

 3. Street trees. Comment: Street trees will be provided as required by the Park 
Department. Approximate locations for street trees are indicated on the 
preliminary engineering plan. For stormwater purposes, the species will need to 
be evergreen. Lindey’s Skyward Bald Cypress was discussed with the City 
Arborist, but a final selection will be made as a part of the final engineering 
process. 

4. Lighting. Comment: The existing overhead powerlines along the frontage of 
Norfolk Street will  

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

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

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

8. Mix requirement. Comment: Not applicable. This requirement only applies in 
the R-2.1 and R-3 zones. The subject property is zoned R-7. 

 9. Heritage trees/significant tree and tree cluster protection. Comment: No 
heritage trees, as defined in the Municipal Code, are present on the site. Other 
existing trees are mapped on the Existing Conditions Map and Tree Plan. 
Please see discussion of Chapter 55 in this narrative. 

10. Annexation and street lights. Comment: Not applicable. The subject property is 
within the city limits. 

Chapter 92: REQUIRED IMPROVEMENTS 

 
92.010 PUBLIC IMPROVEMENTS FOR ALL DEVELOPMENT 
The following improvements shall be installed at the expense of the developer and meet 
all City codes and standards: 
 
A.    Streets within subdivisions. 

1. All streets within a subdivision, including alleys, shall be graded for the full right-
of-way width and improved to the City’s permanent improvement standards and 
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specifications which include sidewalks and bicycle lanes, unless the decision-
making authority makes the following findings: 

 
Comment: As shown on the Preliminary Engineering Plan, the developer proposes 
to improve the frontage of Norfolk Street to full City standards. This involves a ½ 
street improvement for the full frontage. 

 
2.  When the decision-making authority makes these findings, the decision-making 

authority may impose any of the following conditions of approval: 
 

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

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

 
Comment: Not applicable. There are no intersecting streets along the project frontage. 
 
C. Local and minor collector streets within the rights-of-way abutting a subdivision shall 

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

 
Comment: As shown on the Preliminary Engineering Plan submitted with this 
application, the frontage on Norfolk Street will be graded to the full right-of-way and 
improved to City standards. 
 
D.  Monuments. Upon completion of the first pavement lift of all street improvements, 

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

 
Comment: Monumentation will be installed and/or reestablished at street intersections in 
accordance with this subsection. 
 
E. Surface drainage and storm sewer system. A registered civil engineer shall prepare 

a plan and statement which shall be supported by factual data that clearly shows that 
there will be no adverse impacts from increased intensity of runoff off site of a 100-
year storm, or the plan and statement shall identify all off-site impacts and measures 
to mitigate those impacts commensurate to the particular land use application. 
Mitigation measures shall maintain pre-existing levels and meet buildout volumes, 
and meet planning and engineering requirements. 
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Comment: The project engineer has prepared a storm drainage plan, as shown on the 
Preliminary Engineering Plan, and a storm report for this project. Please refer to those 
documents. 
 
F. Sanitary sewers. Sanitary sewers shall be installed to City standards to serve the 

subdivision and to connect the subdivision to existing mains. 
1.  If the area outside the subdivision to be directly served by the sewer line has 

reached a state of development to justify sewer installation at the time, the 
Planning Commission may recommend to the City Council construction as an 
assessment project with such arrangement with the subdivider as is desirable to 
assure financing his share of the construction. 

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

 
Comment: Sanitary sewers are available to this project from an existing line in Norfolk 
Street. Because the depth of this sewer is too shallow to allow service from it to Lots 5 
and 6, a new sewer line will be constructed from the intersection of Norfolk with 
Fairhaven Drive to serve Lots 5 and 6.   
 
G. Water system. Water lines with valves and fire hydrants providing service to each 

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

 
Comment: The existing water line in Norfolk will provide for water service for the 
development. It will be extended to provide service to Lots 5 and 6.  
 
H.  Sidewalks. 

1. Sidewalks shall be installed on both sides of a public street and in any special 
pedestrian way within the subdivision, except that in the case of primary or 
secondary arterials, or special type industrial districts, or special site conditions, 
the Planning Commission may approve a subdivision without sidewalks if 
alternate pedestrian routes are available. In the case of the double-frontage lots, 
provision of sidewalks along the frontage not used for access shall be the 
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responsibility of the developer. Providing front and side yard sidewalks shall be 
the responsibility of the land owner at the time a request for a building permit is 
received. Additionally, deed restrictions and CC&Rs shall reflect that sidewalks 
are to be installed prior to occupancy and it is the responsibility of the lot or 
homeowner to provide the sidewalk, except as required above for double-
frontage lots. 

 
Comment: As required by this subsection, sidewalks will be installed along the 
Norfolk Street frontage of this development. 

 
2.  On local streets serving only single-family dwellings, sidewalks may be 

constructed during home construction, but a letter of credit shall be required from 
the developer to ensure construction of all missing sidewalk segments within four 
years of final plat approval pursuant to CDC 91.010(A)(2). 

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

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

 
Comment: Sidewalks will be installed to City specifications. 

 
4.   Sidewalks should be buffered from the roadway on high volume arterials or 

collectors by landscape strip or berm of three and one-half-foot minimum width. 
 
Comment:  Not applicable. The site does not abut an arterial or collector street. 
 

5.   The City Engineer may allow the installation of sidewalks on one side of any 
street only if the City Engineer finds that the presence of any of the factors listed 
below justifies such waiver: 
a. The street has, or is projected to have, very low volume traffic density; 
b.  The street is a dead-end street; 
c.  The housing along the street is very low density; or 
d.  The street contains exceptional topographic conditions such as steep slopes, 

unstable soils, or other similar conditions making the location of a sidewalk 
undesirable. 

 
Comment: The subject property only has frontage on one side of Norfolk Street. A 
sidewalk will be constructed along all of this frontage. 
 

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

 
Comment: No bicycle routes are proposed or called for on Norfolk Street by City plans. 
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J. Street name signs. All street name signs and traffic control devices for the initial 
signing of the new development shall be installed by the City with sign and 
installation costs paid by the developer. 

 
Comment: Norfolk Street is existing. Street signs will be provided if required by the City. 
 
K.  Dead-end street signs. Signs indicating “future roadway” shall be installed at the end 

of all discontinued streets. Signs shall be installed by the City per City standards, 
with sign and installation costs paid by the developer. 

 
Comment: Not applicable. No dead-end streets are proposed. 
 
L.  Signs indicating future use shall be installed on land dedicated for public facilities 

(e.g., parks, water reservoir, fire halls, etc.). Sign and installation costs shall be paid 
by the developer. 

 
Comment: Not applicable. No public dedications are proposed. 
 
M.  Street lights. Street lights shall be installed and shall be served from an underground 

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

 
Comment: Street lights will be installed by the developer, consistent with the 
requirements of this subsection. 
 
N. Utilities. The developer shall make necessary arrangements with utility companies or 

other persons or corporations affected for the installation of underground lines and 
facilities. Electrical lines and other wires, including but not limited to communication, 
street lighting, and cable television, shall be placed underground. 

 
Comment: The developer will coordinate with utility companies for the installation of 
underground facilities for electrical, cable, natural gas, telephone, and street lighting. As 
required by this section. 
 
O.  Curb cuts and driveways. Curb cuts and driveway installations are not required of the 

subdivider at the time of street construction, but, if installed, shall be according to 
City standards. Proper curb cuts and hard-surfaced driveways shall be required at 
the time buildings are constructed. 

 
Comment: Curb cuts will be installed at the time of home construction and will be 
installed to City standards. 
 
P.  Street trees. Street trees shall be provided by the City Parks and Recreation 

Department in accordance with standards as adopted by the City in the Municipal 
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Code. The fee charged the subdivider for providing and maintaining these trees shall 
be set by resolution of the City Council. 

 
Comment: The developer will coordinate with the City Parks and Recreation Department 
regarding installation of street trees and will be responsible for paying the appropriate 
fee.  
 
Q.  Joint mailbox facilities shall be provided in all residential subdivisions, with each joint 

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

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

Chapter 99 
PROCEDURES FOR DECISION MAKING: QUASI-JUDICIAL 

Comment: The proposed subdivision is being submitted as an Expedited Land Division, 
pursuant to the provisions of ORS 197.360 to 197.380. The procedural requirements for 
public notice and decision-making of the state statute supersede the provisions of 
Chapter 99 and will be used by City staff in the processing of this application. 

Chapter 105 
AMENDMENTS TO THE CODE AND MAP 

Comment: As discussed above in this report, the subject property is designated Medium 
Density by the West Linn Comprehensive Plan. A quasi-judicial zone change could be 
proposed by the applicant to change the zoning to R-4.5 or R-5. The applicant has 
chosen not to request such a zone change so the provisions of Chapter 105 are not 
applicable. 

CONCLUSION 

The proposed Expedited Land Division has been demonstrated by this narrative and 
supporting plans and documents submitted with this application to comply with the 
applicable approval criteria of the Community Development Code and Oregon Revised 
Statutes. Approval of this application is requested.  
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