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GENERAL INFORMATION 
 

APPLICANT 
/OWNER:  Icon Construction & Development, LLC  

1969 Willamette Falls Drive., Suite 260 
West Linn, OR. 97068 

 
CONSULTANT: Rick Givens 

 28615 SW Paris Avenue, Unit 110 
 Wilsonville, OR 97070 

 

SITE LOCATIONS: 4092 Norfolk St     
 

SITE SIZE: 45,825 sq. ft.    
 

LEGAL DESCRIPTION:  Eastern 1/2 Section Part of Lot 6, Glenesk Plat (1929) 
 

TAX LOT ID #:  21E36AC01400  
 

COMP PLAN 
DESIGNATION: Medium Density Residential 

 

ZONING: R-7, Residential 
  

APPROVAL  
CRITERIA: Oregon Revised Statute 197.360 through 380; and 

 
 West Linn Community Development Code  

• Chapter 12: Residential, R-7 

• Chapter 48: Access, Egress and Circulation 

• Chapter 85: Land Divisions – General Provisions  

• Chapter 92: Required Improvements 

• Chapter 99: Procedures for Decision Making: Quasi-Judicial  
   

63-DAY RULE: The application became complete on June 6, 2024.  The 63-day period for an 

expedited land division ends August 8, 2024. 
 

PUBLIC NOTICE: Notice was mailed to property owners within 100 feet of the subject 
property, public facility and services providers, and the Sunset 

Neighborhood Association on June 27, 2024 as required by Oregon Revised 
Statute 197.365.  The notice was also posted on the City’s webs ite on June 

27, 2024.  Therefore, public notice requirements have been met. 
 

 
 



  

EXECUTIVE SUMMARY 
 

The applicant proposes to divide a 45,825 square foot lot (1.05 acres) at 4092 Norfolk St into six 

rectangular shaped lots (~ 50ft x ~150ft) approximately 7,500 square feet each. The applicant has 
proposed to divide the land as an Expedited Land Division pursuant to Oregon Revised Statue 

197.360 through 197.380.  The property is zoned R-7, Residential and allows for a minimum lot size 
of 7,000 square feet for single-family detached units. The applicant has stated that the lots created 

will be used for the construction of single-family homes.  

 
Proposed Lot Sizes 

Lot 1 = 7,575 sq. ft. 
Lot 2 = 7,575 sq. ft. 

Lot 3 = 7,575 sq. ft. 
Lot 4 = 7,575 sq. ft. 

Lot 5 = 7,575 sq. ft. 
Lot 6 = 7,950 sq. ft.    

 
The existing property is identified as Tax Lot Id# 21E36AC01400 and is presently developed with a 

single-family home and detached garage on the northern most area of the lot. The proposed 

subdivision would create lot lines directly through the existing single-family home and the 
associated detached garage. The applicant proposes to remove the existing single-family home and 

detached garage.  
   

The property is not located within the Willamette River Greenway (WRG), a Water Resource Area 
(WRA), nor any FEMA flood hazard area.  Single-family homes surround the project site, with the 

exception of the northern property line where the West Linn Public Works facility abuts the 
property. Public Utilities are available on Norfolk Street, including water, sanitary sewer, and storm 

sewers. Access to the proposed lots will be via private driveways fronting Norfolk St. The Norfolk 

Street right-of-way is classified as a local street and is approximately 60 feet wide and will not 
require additional right-of-way dedication. 

 
Public comments: 

The City received one public comment prior to the closing of the public comment period.  The full 
context of the comment(s) can be found in Exhibit PD-2. Below is a synopsis of the correspondence 

between staff and the public commentor: 
 

Susanne Greengard Email Dated Friday July 5, 2024 
1. Wondering who is responsible for the lot?  Finds the current state of weed growth to be 

unacceptable. 

 
Staff Response: The lot is privately owned and has a current application for a land division with 

intentions to develop single-family homes in the near future.  The property is subject to 

vegetation standards set forth in West Linn Municipal Code Section 5.470.   

 



  

DECISION 
 

The Planning Manager approves this application (ELD-24-02) for an expedited land division under 

the rules of Oregon Revise State 197.360 through 197.380 and the West Linn Municipal Code and 

Community Development Code based on: 1) the findings submitted by the applicant, which are 
incorporated by this reference; 2) supplementary staff findings included in the Addendum; and 3) 

the addition of conditions of approval below.  The conditions are as follows: 

 
1. Preliminary Plat. With the exception of modifications required by these conditions, 

the final plat shall substantially conform to the Preliminary Plat dated March 2024 
(Exhibit PD-1). 

 
2. Engineering Standards. All public improvements and facilities associated with the 

approved site design, including but not limited to street improvements, driveway 

approaches, curb cuts, utilities, grading, onsite and offsite stormwater, street lighting, 
easements, easement locations, and connections for future extension of utilities are  

subject to conformance with the City Municipal Code and Community Development 
Code.  These must be designed, constructed, and completed prior to final plat 

approval. Public Works may coordinate with the applicant to complete additional, 
voluntary, off-site improvements. 

 
3. Demolition of Existing Structures. The existing single-family home, detached garage 

and any other associated structures are required to be demolished prior to approval 
of the final plat. The approval of the tentative plat (ELD-24-02) shall be void if the 

applicant does not record the final partition plat within three years of approval.  

 
4. Street Improvements. Prior to final plat approval, the applicant shall complete 

frontage improvements including a six-foot sidewalk, six-foot landscape strip, curb 
and gutter, and pavement improvements consistent with The Preliminary Street and 

Utility Plan dated March 27, 2024 (Sheet 1).  
 

5. 
 

Utility  Easements: The applicant shall show an eight-foot public utility easement  along 
Norfolk Street right-of-way  on the face of the plat prior to final plat approval by the

City. 
 

6. Underground Utilities. The applicant shall underground overhead utility lines along 

the Norfolk Street property frontage prior to final plat approval by the City.  
 

7. Tree Removal Permits.  The applicant shall apply for and secure tree removal permits 
for the removal of any of the four trees (see Exhibit  PD-4) that were  not identified  
in the submitted tree plan. 

 

 
 



  

The provisions of the Oregon Revised Statute 197.360 through 197.390 and the West Linn 
Community Development Code have been met. 

 
 

______________________                                         August 7, 2024_______ 
Aaron Gudelj; Associate Planner  Date 

 
Appeals to this decision must be filed with the West Linn Planning Department within 14 days of 

mailing date and include a $300 deposit for costs.  An appeal of an expedited land division is 
decided by a referee that is not an employee or official of the City of West Linn. The appeal must be 

filed by the applicant or an individual who has established standing by submitting comments prior 

to the public comment deadline date.  Approval will lapse 3 years from effective approval date if 
the final plat is not recorded. 

 
Mailed this 7th day of August 2024. 

 
Therefore, the 14-day appeal period ends at 5 p.m., on August 21, 2024 

 
 

 
 

 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

           Aaron Gudelj



  

 
 

 
ADDENDUM 

APPROVAL CRITERIA AND FINDINGS 
ELD-24-02 

 
This decision adopts the findings for approval contained within the applicant’s submittal, with the 

following exceptions and additions: 
 

ORS 197.360 “Expedited land division” defined 

(1)As used in this section: 
(a)“Expedited land division” means a division of land under ORS 92.010 (Definitions for ORS 92.010 

to 92.192) to 92.192 (Property line adjustment), 92.205 (Policy) to 92.245 (Fees for review 
proceedings resulting in modification or vacation) or 92.830 (Definitions for ORS 92.830 to 92.845) 

to 92.845 (Relationship of subdivision in manufactured dwelling park or mobile home park to 
planned community statutes and series partition statutes) by a local government that:  

(A)Includes only land that is zoned for residential uses and is within an urban growth boundary.  
(B)Is solely for the purposes of residential use, including recreational or open space uses accessory to 

residential use. 
 

Staff Finding 1:  The subject property is zoned R-7, Residential and within the Portland 

Metropolitan Urban Growth Boundary.  The applicant proposes development of single-family 
detached homes – a residential use.  No open space or recreational uses are proposed. The 

criteria are met.  
 

(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. 
 

Staff Finding 2: The subject property is not located in the Willamette River Greenway, a Water 
Resource Area, a Flood Management Area, or in an estuarine resource, coastal shorelands, 

beaches, or dunes.  The criteria are 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.  

 
Staff Finding 3: Existing development patterns meet street connectivity standards in the vicinity 

of the subject property.  The 2016 West Linn Transportation System Plan (TSP) does not include 



  

any street connectivity projects adjacent to the subject property .  The project has been 
conditioned to require frontage improvements per Condition of Approval 5.  The criteria are 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. 
 

Staff Finding 4: The subject property is zoned R-7, Residential and allows for a minimum lot size of 

7,000 square feet. All proposed lots exceed this standard. Maximum density under a traditional 
West Linn Community Development Code Chapter 85 land division would allow for six dwelling 

units (45,825 sq. ft./ 7,000 sq. ft. = 6.55).  The project will result in six dwelling units, which is 100 
percent of the allowable density permitted on the subject property.  The criteria are met.  

 
(b)“Expedited land division” includes land divisions that create three or fewer parcels under ORS 

92.010 (Definitions for ORS 92.010 to 92.192) to 92.192 (Property line adjustment) and meet the 
criteria set forth in paragraph (a) of this subsection. 

 
Staff Finding 5: The proposed land division will create six total lots. The proposal meets the 

criteria set forth in paragraph (a), see Staff Findings 1 through 4. The criteria are met.   

 
(2) An expedited land division as described in this section is not a land use decision or a limited land 

use decision under ORS 197.015 or a permit under ORS 215.402 or 227.160.  
 

Staff Finding 6: The City and applicant acknowledge an expedited land division is not a land use 
decision or limited land use decision under ORS 197.015 or a permit under ORS 215.402 or ORS 

227.160. The criteria are met. 
 

(3) The provisions of ORS 197.360 to 197.380 apply to all elements of a local government 

comprehensive plan and land use regulations applicable to a land division, including any 
planned unit development standards and any procedures designed to regulate: 
(a) The physical characteristics of permitted uses; 

(b) The dimensions of the lots or parcels to be created; or 
(c) Transportation, sewer, water, drainage and other facilities or services necessary for the 
proposed development, including but not limited to right-of-way standards, facility dimensions 

and on-site and off-site improvements. 
 
Staff Finding 7: The applicant proposes six residential lots compliant with the R-7 zone (see 

Staff Finding 4), the dimensions of the lots to be created (50’ x 150’) are compliant with the 
underlying R-7 zone (see Staff Findings 4 and 28), and required facilities and services 
necessary for the proposed development are existing and portions of will be upgraded to 
accommodate lots 5 & 6 (see Staff Finding 3). The criteria are met. 

 



  

(4) An application for an expedited land division submitted to a local government shall describe 
the manner in which the proposed division complies with each of the provisions of subsection (1) 

of this section. 
  
Staff Finding 8: See Staff Finding 1 through 7.  The criteria are met. 

 
197.365 Application; notice to neighbors; comment period. 
Unless the applicant requests to use the procedure set forth in a comprehensive plan and land 
use regulations, a local government shall use the following procedure for an expedited land 

division, as described in ORS 197.360, or a middle housing land division under ORS 92.031: 
(1)(a) If the application for a land division is incomplete, the local government shall notify the 
applicant of exactly what information is missing within 21 days of receipt of the application and 

allow the applicant to submit the missing information. For purposes of computation of time 
under this section, the application shall be deemed complete on the date the applicant submits 
the requested information or refuses in writing to submit it. 

 
Staff Finding 9: The applicant did not request to use the standard procedure outlined in the 
West Linn Community Development Code, therefore the City processed the application as an 

expedited land division. The application was originally submitted on April 1, 2024 and 
deemed incomplete.  The applicant re-submitted the application with the required 
Neighborhood Association meeting materials and tree analysis on June 6, 2024, making the 

application complete on that date. The criteria are met. 
 
(b) If the application was complete when first submitted or the applicant submits the requested 
additional information within 180 days of the date the application was first submitted, approval 

or denial of the application shall be based upon the standards and criteria that were applicable 
at the time the application was first submitted. 
 

Staff Finding 10: The application was submitted on April 1, 2024 and deemed incomplete. The 
applicant re-submitted the application with the required Neighborhood Association meeting 
materials and tree analysis on June 6, 2024, making the application complete on that date. 

Approval of the application is based on the standards and criteria found in the West Linn 
Community Development Code that were applicable on April 1, 2024. The criteria are met. 
 

(2) The local government shall provide written notice of the receipt of the completed application 
for a land division to any state agency, local government or special district responsible for 
providing public facilities or services to the development and to owners of property within 100 
feet of the entire contiguous site for which the application is made. The notification list shall be 

compiled from the most recent property tax assessment roll. For purposes of appeal to the 
referee under ORS 197.375, this requirement shall be deemed met when the local government 
can provide an affidavit or other certification that such notice was given. Notice shall also be 

provided to any neighborhood or community planning organization recognized by the governing 
body and whose boundaries include the site. 
 



  

Staff Finding 11: The City provided written notice of the receipt of a completed application to 
all state agencies, local governments, and special districts responsible for providing public 

facilities or services on June 27, 2024. The City provided written notice to property owners 
within 100 feet of the entire contiguous site, compiled from the most recent property owner 
information available, on June 27, 2024. The City provided written notice to the Sunset 

Neighborhood Association on June 27, 2024. The criteria are met. 
 
(3) The notice required under subsection (2) of this section shall: 
(a) State: 

(A) The deadline for submitting written comments; 
(B) That issues that may provide the basis for an appeal to the referee must be raised in writing 
prior to the expiration of the comment period; and 

(C) That issues must be raised with sufficient specificity to enable the local government to 
respond to the issue. 
(b) Set forth, by commonly used citation, the applicable criteria for the decision. 

(c) Set forth the street address or other easily understood geographical reference to the subject 
property. 
(d) State the place, date and time that comments are due. 

(e) State a time and place where copies of all evidence submitted by the applicant will be 
available for review. 
(f) Include the name and telephone number of a local government contact person. 

(g) Briefly summarize the local decision-making process for the land division decision being 
made. 
 
Staff Finding 12: The City provided written notice in compliance with subsection (3). A copy of 

the notice is found in Exhibit PD-4. The criteria are met. 
 
(4) After notice under subsections (2) and (3) of this section, the local government shall:  

(a) Provide a 14-day period for submission of written comments prior to the decision. 
 
Staff Finding 13: The City provided written notice under subsections (2) and (3) on June 27, 

2024, with a deadline for submission of written comments on July 11, 2024. This provided a 
14-day comment period. A copy of the notice and affidavit of mailing is found in Exhibit PD-4. 
The criteria are met. 

 
(b) Make a decision to approve or deny the application within 63 days of receiving a completed 
application, based on whether it satisfies the substantive requirements of the applicable land 
use regulations. An approval may include conditions to ensure that the application meets the 

applicable land use regulations. For applications subject to this section, the local government:  
 
Staff Finding 14: The application was deemed complete on June 6, 2024 . The City approved 

the application with conditions on August 7, 2024, the 62nd day after deeming the application 
complete. The criteria are met. 
 



  

(A) Shall not hold a hearing on the application; and 
(B) Shall issue a written determination of compliance or noncompliance with applicable land use 

regulations that includes a summary statement explaining the determination. The summary 
statement may be in any form reasonably intended to communicate the loca l government’s 
basis for the determination. 

 
Staff Finding 15: The City did not hold a hearing on the application. The City issued the 
Planning Manager decision with a summary statement explaining the determination. The 
criteria are met. 

 
(c) Provide notice of the decision to the applicant and to those who received notice under 
subsection (2) of this section within 63 days of the date of a completed application. The notice of 

decision shall include: 
(A) The summary statement described in paragraph (b)(B) of this subsection; and 
(B) An explanation of appeal rights under ORS 197.375. 

 
Staff Finding 16: The City provided notice of the decision to the applicant and those who 
received notice under subsection (2) on August 7, 2024, the 62nd day after deeming the 

application complete. The notice of decision included the summary statement and an 
explanation of appeal rights. The criteria are met. 
  

197.370 Failure of local government to timely act on application. 
(1) Except as provided in subsection (2) of this section, if the local government does not make a 
decision on an expedited land division or a middle housing land division, as defined in ORS 
92.031, within 63 days after the application is deemed complete, the applicant may apply in the 

circuit court for the county in which the application was filed for a writ of mandamus to compel 
the local government to issue the approval. The writ shall be issued unless the local government 
shows that the approval would violate a substantive provision of the applicable land use 

regulations or the requirements of ORS 92.031 or 197.360. A decision of the circuit court under 
this section may be appealed only to the Court of Appeals. 
(2) After seven days’ notice to the applicant, the governing body of the local government may, 

at a regularly scheduled public meeting, take action to extend the 63-day time period to a date 
certain for one or more applications for an expedited land division or a middle housing land 
division prior to the expiration of the 63-day period, based on a determination that an 

unexpected or extraordinary increase in applications makes action within 63 days impracticable. 
In no case shall an extension be to a date more than 120 days after the application was deemed 
complete. Upon approval of an extension, the provisions of ORS 92.031 and 197.360 to 197.380, 
including the mandamus remedy provided by subsection (1) of this section, shall remain 

applicable to the land division, except that the extended period shall be substituted for the 63-
day period wherever applicable. 
(3) The decision to approve or not approve an extension under subsection (2) of this section is 

not a land use decision or limited land use decision.  
 



  

Staff Finding 17: The City acted in a timely manner and made the decision within the 63-day 
time period. The criteria are met. 

 
197.375 Appeal of local government to referee; Court of Appeals. 
(1) An appeal of a decision made under ORS 197.360 and 197.365 or under ORS 92.031 and 

197.365 shall be made as follows: 
(a) An appeal must be filed with the local government within 14 days of mailing of the notice of 
the decision under ORS 197.365 (4) and shall be accompanied by a $300 deposit for costs.  
(b) A decision may be appealed by: 

(A) The applicant; or 
(B) Any person or organization who files written comments in the time period established under 
ORS 197.365. 

(c) An appeal shall be based solely on allegations: 
(A) Of violation of the substantive provisions of the applicable land use regulations; 
(B) Of unconstitutionality of the decision; 

(C) That the application is not eligible for review under ORS 92.031 or 197.360 to 197.380 and 
should be reviewed as a land use decision or limited land use decision; or 
(D) That the parties’ substantive rights have been substantially prejudiced by an error in 

procedure by the local government. 
 
Staff Finding 18: The applicant acknowledges and understands the appeal rights and process. 

If appealed, the City will follow the expedited land division appeal process and criteria. The 
criteria are applicable upon appeal. 
 
(2) The local government shall appoint a referee to decide the appeal of a decision made under 

this section. The referee may not be an employee or official of the local government. However, a 
local government that has designated a hearings officer under ORS 215.406 or 227.165 may 
designate the hearings officer as the referee for appeals of a decision made under ORS 197.360 

and 197.365. 
 
Staff Finding 19: The applicant acknowledges and understands the appeal procedures. If 

appealed, the City will follow the expedited land division appeal process and criteria, 
including the appointment of a referee to decide the appeal. 
 

(3) Within seven days of being appointed to decide the appeal, the referee shall notify the 
applicant, the local government, the appellant if other than the applicant, any person or 
organization entitled to notice under ORS 197.365 (2) that provided written comments to the 
local government and all providers of public facilities and services entitled to notice under ORS 

197.365 (2) and advise them of the manner in which they may participate in the appeal. A 
person or organization that provided written comments to the local government but did not file 
an appeal under subsection (1) of this section may participate only with respect to the issues 

raised in the written comments submitted by that person or organization. The referee may use 
any procedure for decision-making consistent with the interests of the parties to ensure a fair 
opportunity to present information and argument. The referee shall provide the local 



  

government an opportunity to explain its decision, but is not limited to reviewing the local 
government decision and may consider information not presented to the local government.  

 
Staff Finding 20: If appealed, the referee appointed by the City will follow the expedited land 
division appeal process and criteria.  

 
(4)(a) The referee shall apply the substantive requirements of the applicable land use 
regulations and ORS 92.031 or 197.360. If the referee determines that the application does not 
qualify as an expedited land division or a middle housing land division, as defined in ORS 92.031, 

the referee shall remand the application for consideration as a land use decision or limited land 
use decision. In all other cases, the referee shall seek to identify means by which the application 
can satisfy the applicable requirements. 

(b) For an expedited land use division, the referee may not reduce the density of the land 
division application. 
(c) The referee shall make a written decision approving or denying the application or approving 

it with conditions designed to ensure that the application satisfies the land use regulations, 
within 42 days of the filing of an appeal. The referee may not remand the application to the 
local government for any reason other than as set forth in this subsection. 

 
Staff Finding 21: If appealed, the referee appointed by the City will follow the expedited land 
division appeal process and criteria.  

 
(5) Unless the governing body of the local government finds exigent circumstances, a referee 
who fails to issue a written decision within 42 days of the filing of an appeal shall receive no 
compensation for service as referee in the appeal. 

 
Staff Finding 22: If appealed, the referee appointed by the City will follow the expedited land 
division appeal process and criteria.  

 
(6) Notwithstanding any other provision of law, the referee shall order the local government to 
refund the deposit for costs to an appellant who materially improves his or her position from the 

decision of the local government. The referee shall assess the cost of the appeal in excess of the 
deposit for costs, up to a maximum of $500, including the deposit paid under subsection (1) of 
this section, against an appellant who does not materially improve his or her position from the 

decision of the local government. The local government shall pay the portion of the costs of the 
appeal not assessed against the appellant. The costs of the appeal include the compensation 
paid the referee and costs incurred by the local government, but not the costs of other parties. 
 

Staff Finding 23: If appealed, the referee appointed by the City will follow the expedited land 
division appeal process and criteria.  
 

(7) The Land Use Board of Appeals does not have jurisdiction to consider any decisions, aspects 
of decisions or actions made under ORS 92.031 or 197.360 to 197.380. 
 



  

Staff Finding 24: The applicant acknowledges and understands the Land Use Board of Appeals 
does not have jurisdiction over this decision. 

 
(8) Any party to a proceeding before a referee under this section may seek judicial review of the 
referee’s decision in the manner provided for review of final orders of the Land Use Board of 

Appeals under ORS 197.850 and 197.855. The Court of Appeals shall review decisions of the 
referee in the same manner as provided for review of final orders of the Land Use Board of 
Appeals in those statutes. However, notwithstanding ORS 197.850 (9) or any other provision of 
law, the court shall reverse or remand the decision only if the court finds: 

(a) That the decision does not concern an expedited land division as described in ORS 197.360 or 
middle housing land division as defined in ORS 92.031 and the appellant raised this issue in 
proceedings before the referee; 

(b) That there is a basis to vacate the decision as described in ORS 36.705 (1)(a) to (d), or a basis 
for modification or correction of an award as described in ORS 36.710; or 
(c) That the decision is unconstitutional. 

  
Staff Finding 25: The applicant acknowledges and understands the right to seek judicial 
review of the referee’s decision. 

 
197.380 Application fees. 
Each city and county shall establish application fees for an expedited land division and a middle 

housing land division, as defined in ORS 92.031. The fees must be set at a level calculated to 
recover the estimated full cost of processing an application, including the cost of appeals to the 
referee under ORS 197.375, based on the estimated average cost of such applications. Within 
one year of establishing a fee under this section, the city or county shall review and revise the 

fee, if necessary, to reflect actual experience in processing applications under ORS 92.031 and 
197.360 to 197.380. 
 

Staff Finding 26: The City has an adopted fee schedule that includes a fee for expedited land 
divisions. The applicant paid the given fee at the time of submittal. The criteria are met. 
 

West Linn CDC Chapter 12 Residential, R-7 
12.030 PERMITTED USES 
The following uses are permitted outright in this zone: 

1.    Single-family attached and detached residential unit. 
a.    Duplex residential units. 
b.    Triplex residential units. 
c.    Quadplex residential units. 

2.    Cottage cluster. 
……. 
 

Staff Finding 27: The applicant proposes six new single-family homes as permitted in the R-7 
zone.  The criteria are met. 
 



  

12.070 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: 

STANDARD REQUIREMENT ADDITIONAL NOTES 

Minimum lot size     

For single-family detached units 7,000 sf 

No yard shall be required 
between units 

For single-family attached units 5,500 sf 

Average minimum lot or parcel size for 

a townhouse project 

1,500 sf 

Minimum lot width at front lot line 35 ft Does not apply to townhouses or 

cottage clusters 

……… 
 
Staff Finding 28:  The applicant proposes to divide an existing 45,825 square foot property 

into six lots and construct one detached single-family home on each lot.  The new lots will 
have a minimum 50-foot width at the front lot line and will be the following sizes; 7,575 
square feet (5 lots) & 7,950 square feet (1 lot).  The criteria are met. 

 
West Linn CDC Chapter 48 Access, Egress and Circulation 
48.020 APPLICABILITY AND GENERAL PROVISIONS 

…. 
B.    All lots shall have access from a public street or from a platted private street approved 
under the land division chapter. 
….. 

 
Staff Finding 29: The tentative map shows access to each lot from the Norfolk Street frontage.  
The criteria are met. 

 
48.025 ACCESS CONTROL 
…. 

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). 
 
Staff Finding 30: A Traffic Impact Analysis is required when a project will generate an Average 
Daily Trip Count of 250 or more.  The proposed six single-family residences will create an 

average of 56.58 total daily trips (9.43 trips per single family residence).  No traffic impact 
analysis is required, the criteria are met.   
 



  

  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. 
 
Staff Finding 31: The proposal is located along Norfolk Street, which has a functional 
classification of Local Street. No existing access requires consolidation, nor are any other 

mitigation measures required pursuant to standards in the West Linn Municipal Code and 
Community Development Code. No access easements are proposed.  The criteria are met. 
 

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 alternative access provisions listed below as 
Option 1 and Option 2, subject to approval by the City Engineer through a discretionary process. 

 
Staff Finding 32: Access to each lot will be provided from Norfolk Street, a public street 
adjacent to the property.  The applicant submittal shows compliance with access spacing 

standards (see Staff Finding 34)..  The criteria are met. 
 
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.  

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. 

 
Staff Finding 33: The subject lots front only Norfolk Street, a local street. Access to each lot 
will be from Norfolk Street.  The criteria are met.   

 
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. 
 



  

Staff Finding 34: The proposal complies with access spacing standards found in CDC 48.060 
(see Staff Findings 44 to 46).The criteria are met. 

 
 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 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.  
 
Staff Finding 35: The applicant proposes the new lots will have a single driveway access from 

Norfolk Street. No alley access is available. The proposal complies with access spacing 
standards (see Staff Findings 44 to 46). The criteria are met. 
 

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: 
a.    When necessary pursuant to this subsection (C)(8), shared driveways and/or frontage 

streets shall be required to consolidate access onto a collector or arterial street. When shared 
driveways or frontage streets are required, they shall be stubbed to adjacent developable 
parcels to indicate future extension. “Stub” means that a driveway or street temporarily ends at 

the property line, but may be extended in the future as the adjacent lot or parcel develops. 
“Developable” means that a lot or parcel is either vacant or it is likely to receive additional 
development (i.e., due to infill or redevelopment potential). 

b.    Access easements (i.e., for the benefit of affected properties) shall be recorded for all shared 
driveways, including pathways, at the time of final plat approval or as a condition of site 
development approval. 

c.    Exception. Exceptions to the shared driveway or frontage street requirements may be 
granted as part of a discretionary review if the City determines that existing development 
patterns or physical constraints (e.g., topography, lot or parcel configuration, and similar 
conditions) prevent extending the street/driveway in the future. 

 
Staff Finding 36: The applicant proposes access to each lot via the Norfolk Street frontage.  No 
shared driveways are proposed or required.  The criteria are met. 

 
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). 

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. 
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 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) 
 

Staff Finding 37: The existing block of Norfolk Street between Sunset Avenue and Fairhaven 
Drive is approximately 940 feet long.  The subject property is  abutted by residential 
development to the rear which prohibits the extension of Southslope Way to Sussex Street. 

The applicant proposes construction of half street improvements along the Norfolk Street 
frontage consistent with the West Linn CDC and TSP.  The criteria are met.  
 

48.030 Minimum Vehicle Requirement for Residential Uses 
 A.    Direct individual access from single-family dwellings and duplex lots to an arterial street, as 
designated in the TSP, is prohibited for lots or parcels created after the effective date of this 
code where an alternate access is either available or is proposed as part of a submitted 

development application. Evidence of alternate or future access may include temporary cul-de-
sacs, dedications or stubouts on adjacent lots or parcels, or tentative street layout plans 
submitted by an adjacent property owner/developer or by the owner/developer, or previous 

owner/developer, of the property in question. 
In the event that alternate access is not available, the applicant may request access onto an 
arterial street as part of a discretionary review, and approval may be granted by the Planning 

Director and City Engineer after review of the following criteria: 
1.    Topography. 
2.    Traffic volume to be generated by development (i.e., trips per day). 

3.    Traffic volume presently carried by the street to be accessed. 
4.    Projected traffic volumes. 
5.    Safety considerations such as line of sight, number of accidents at that location, emergency 
vehicle access, and ability of vehicles to exit the site without backing into traffic.  

6.    The ability to consolidate access through the use of a joint driveway. 
7.    Additional review and access permits may be required by State or County agencies.  
   

Staff Finding 38: The proposed lots front on Norfolk Street, a local street.  The criteria do not 
apply. 
 



  

B.    Driveway standards. When any portion of any house is less than 150 feet from the adjacent 
right-of-way, driveway access to the home shall meet the following standards: 

1.    One single-family residence, including residences with an accessory dwelling unit as defined 
in CDC 02.030, shall provide a driveway with 10 feet of unobstructed horizontal clearance. Dual-
track or other driveway designs that minimize the total area of impervious driveway surface are 

encouraged but not required. 
2.    Two to four single-family residential homes shall provide a driveway with 14- to 20-foot-
wide paved or all-weather surface. 
3.    Maximum driveway grade shall be 15 percent. The 15 percent shall be measured along the 

centerline of the driveway only. Variations require approval of a Class II variance by the Planning 
Commission pursuant to Chapter 75 CDC. However, in no case shall the last 18 feet in front of 
the garage exceed 12 percent grade as measured along the centerline of the driveway only. 

Grades elsewhere along the driveway shall not apply. 
4.    The driveway shall include a minimum of 20 feet in length between the garage door and the 
back of sidewalk, or, if no sidewalk is proposed, to the paved portion of the right-of-way. 

 
Staff Finding 39: The proposed lots will be developed with single family homes. Driveway 
access for each home will be provided via the Norfolk Street frontage.  Driveway setbacks, 

width, and slope are not identified on the tentative plat. The single-family homes will be 
required to be compliant with driveway slope and width standards upon review of the 
building permit plans. The criteria are met. 

 
C.    When any portion of one or more homes is more than 150 feet from the adjacent right-of-
way, the provisions of subsection B of this section shall apply in addition to the following 
provisions. 

1.    A turnaround shall be provided if required by Tualatin Valley Fire and Rescue (TVF&R) in 
order to receive a service provider permit. 
2.    Minimum vertical clearance for the driveway shall be 13 feet, six inches. 

3.    A minimum centerline turning radius of 45 feet is required unless waived by TVF&R. 
4.    There shall be sufficient horizontal clearance on either side of the driveway so that the total 
horizontal clearance is 20 feet. 

  
Staff Finding 40:  The new lots are located along Norfolk Street and are 150 feet in depth.  The 
applicant’s tentative map does not specify driveway location however, given the lot depth is 

equal to 150 feet therefore physically limiting any development to be located greater than 
150 feet from the right-of-way the above code section will not apply.  The criteria are met.  
 
D.    Access to five or more single-family homes shall be by a street built to City of West Linn 

standards, consistent with the TSP (Tables 26 through 30 and Exhibits 6 through 9) and the 
Public Works Design Standards. All streets shall be public. This full street provision may only be 
waived by variance. 

 
Staff Finding 41: The proposed lot division will create 6 lots individually accessed from 
Norfolk St.  The project is conditioned to comply with standards for street improvements, 



  

driveway approaches, curb cuts, utilities, grading, onsite and offsite stormwater, street 
lighting, easements, easement locations, and connections for future extension of utilities 

found in the City of West Linn Municipal Code and Community Development Code. The 
criteria are met. 
 

E.    Access and/or service drives for multifamily dwellings shall be fully improved with hard 
surface pavement: 
1.    With a minimum of 24-foot width when accommodating two-way traffic; or 
2.    With a minimum of 15-foot width when accommodating one-way traffic. Horizontal 

clearance shall be two and one-half feet wide on either side of the driveway. 
3.    Minimum vertical clearance of 13 feet, six inches. 
4.    Turnaround facilities as required by TVF&R standards for emergency vehicles when the drive 

is over 150 feet long. Fire Department turnaround areas shall not exceed seven percent grade 
unless waived by TVF&R. 
5.    The grade shall not exceed 10 percent on average, with a maximum of 15 percent. 

6.    A minimum centerline turning radius of 45 feet for the curve. 
 
Staff Finding 42: The applicant proposes to construct single-family homes. Multi-family 

homes are not proposed.  The criteria are met. 
 
F.    Where on-site maneuvering and/or access drives are necessary to accommodate required 

parking, in no case shall said maneuvering and/or access drives be less than that required in 
Chapters 46 and 48 CDC. 
G.    In order to facilitate through traffic and improve neighborhood connections, the developer 
shall make all local street connections identified in the Transportation System Plan, Table 17 and 

Figure 12, that are within the boundaries of the project, which may necessitate construction of a 
public street through a multifamily site. 
H.    Gated accessways to residential development other than a single-family home are 

prohibited. (Ord. 1408, 1998; Ord. 1463, 2000; Ord. 1513, 2005; Ord. 1584, 2008; Ord. 1590 § 1, 
2009; Ord. 1636 § 34, 2014; Ord. 1745 § 1 (Exh. A), 2023) 
 

Staff Finding 43:  The applicant’s proposal is for six single-family homes with no gated access 
points.  No local street connections on the subject property are identified in the West Linn 
Transportation System Plan.  The criteria are met. 

 
48.060 WIDTH AND LOCATION OF CURB CUTS AND ACCESS SEPARATION REQUIREMENTS 
A.    Minimum curb cut width shall be 16 feet. 
B.    Maximum curb cut width shall be 36 feet, except along Highway 43 in which case the 

maximum curb cut shall be 40 feet. For emergency service providers, including fire stations, the 
maximum shall be 50 feet. 
C.    No curb cuts shall be allowed any closer to an intersecting street right-of-way line than the 

following: 
1.    On an arterial when intersected by another arterial, 150 feet. 
…… 



  

6.    On a local street when intersecting any other street, 35 feet. 
 

Staff Finding 44: Curb cut width will be verified during Building Permit review. The subject 
property is approximately 155 feet from the Norfolk Street/Fairhaven Drive intersection 
(both Local Streets) and approximately 500 feet from the Norfolk Street (Local)/Sunset 

Avenue (Collector) intersection. The criteria are met. 
 
D.    There shall be a minimum distance between any two adjacent curb cuts on the same side of 
a public street, except for one-way entrances and exits, as follows: 

1.    On an arterial street, 150 feet. 
2.    On a collector street, 75 feet. 
3.    Between any two curb cuts on the same lot or parcel on a local street, 30 feet. 

 
Staff Finding 45: The project does not front an arterial or collector street. Access to each lot 
will be provided by a single driveway curb cut from Norfolk Street, a local street.  The criteria 

are met. 
 
E.    A rolled curb may be installed in lieu of curb cuts and access separation requirements. 

F.    For non-residential development, curb cuts shall be kept to the minimum, particularly on 
Highway 43. Consolidation of driveways is preferred. The standard on Highway 43 is one curb 
cut per business if consolidation of driveways is not possible. 

G.    Clear vision areas shall be maintained, pursuant to Chapter 42 CDC, and required line of 
sight shall be provided at each driveway or accessway, pursuant to the West Linn Public Works 
Design Standards.  
 

Staff Finding 46: The applicant proposes to install curb and gutter improvements along the 
Norfolk Street frontage.  The project is conditioned to require compliance with Engineering 
Standards for street improvements, driveway approaches, curb cuts, utilities, grading, onsite 

and offsite stormwater, street lighting, easements, easement locations, and connections for 
future extension of utilities found in the West Linn Municipal Code and Community 
Development Code.  The criteria are met. 

 
 
Chapter 85 LAND DIVISIONS – GENERAL PROVISIONS 

85.140 PRE-APPLICATION CONFERENCE REQUIRED 
A.    An applicant shall participate in a pre-application conference with staff prior to the 
submission of a complete tentative plan. 
B.    The Planning staff shall explain the applicable plan policies, ordinance provisions, 

opportunities, and constraints which may be applicable to the site and type of proposed land 
division. 
C.    The City Engineering staff shall explain the public improvement requirements which may be 

applicable to the site and type of proposed land division, including potential for the applicant to 
apply for a waiver of street improvements. (Ord. 1544, 2007; Ord. 1745 § 1 (Exh. A), 2023) 
 



  

Staff Finding 47:  The applicant and City Staff held a pre-application conference for the 
subject project on September 21, 2023.  A copy of the Pre-application summary notes is 

included in this report (Exhibit PD-4).  The criteria are met.  
 
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 conditions of approval: 

A.    Streets. 
1.    Purpose and guiding principles. The purpose of these standards is to promote safe, efficient, 
and convenient options for walking, bicycling, and driving while accommodating access to 

individual properties, as needed, and access to transit. The following principles shall guide land 
division applications: 
a.    The location, width and grade of streets shall be considered in their relation to existing and 

planned streets, to the generalized or reasonable layout of streets on adjacent undeveloped lots 
or parcels, to topographical conditions, to public convenience and safety, to accommodate 
various types of transportation (automobile, bus, pedestrian, bicycle), and to the proposed use 

of land to be served by the streets. 
b.    The functional class of a street aids in defining the primary function and associated design 
standards for the facility. The hierarchy of the facilities within the network in regard to the type 

of traffic served (through or local trips), balance of function (providing access and/or capacity), 
and the level of use (generally measured in vehicles per day) are generally dictated by the 
functional class. 
c.    The street system shall assure an adequate traffic or circulation system with intersection 

angles, grades, tangents, and curves appropriate for the traffic to be carried. 
d.    Streets should provide for the continuation, or the appropriate projection, of existing 
principal streets in surrounding areas and should not impede or adversely affect development of 

adjoining lands or access thereto. 
e.    To accomplish this, the emphasis should be upon a connected continuous pattern of local, 
collector, and arterial streets rather than discontinuous curvilinear streets and cul-de-sacs. 

Deviation from this pattern of connected streets should only be permitted in cases of extreme 
topographical challenges including excessive slopes (35 percent plus), hazard areas, steep 
drainageways, wetlands, etc. In such cases, deviations may be allowed but the connected 

continuous pattern must be reestablished once the topographic challenge is passed. 
2.    In situations where the level-of-service or volume-to-capacity performance standard for an 
affected City or State roadway is currently failing or projected to fail to meet the standard at a 
date determined within a traffic impact analysis, and an improvement project is not 

programmed, the development shall avoid further degradation of the affected transportation 
facility. Mitigation must be provided to bring the facility performance standard to existing 
conditions at the time of occupancy. 

 
Staff Finding 48: The subject property fronts Norfolk Street, a local street with a 60 foot wide 
right-of-way. The applicant proposes half-street improvements along the Norfolk Street 



  

frontage and is conditioned to comply with Engineering Standards for such improvements. 
The addition of six single family homes is anticipated to generate approximately 55 total trips 

(ITE Generation Manual) and is not anticipated to impact the existing traffic and circulation 
patterns.  No alterations to the existing street patterns around the site are proposed.  The 
criteria are met. 

 
3.    Tree protection. Streets shall be laid out to avoid and protect significant trees and 
significant tree clusters, but not to the extent that it would compromise connectivity 
requirements per this subsection A, or bring the achievable density below 70 percent of the 

maximum density for the developable net area. The developable net area is calculated by taking 
the total site acreage and deducting Type I and II lands; then up to 20 percent of the remaining 
land may be excluded as necessary for the purpose of protecting significant trees and tree 

clusters as provided in CDC 55.100(B)(2) or 55.105(B)(2), as applicable. 
 
Staff Finding 49: No new streets are proposed or required as all lots will front an existing local 

street. The applicant submitted a tree plan outlining trees to be removed and trees to 
remain.  No additional streets or street connections are proposed as part of the project.  The 
criteria are met. 

 
4.    Street connections. The developer shall make all local street connections identified in the 
Transportation System Plan, Table 17 and Figure 12, that are within the boundaries of the 

project. 
 
Staff Finding 50: The subject property fronts Norfolk Street and is intersected by Southslope 
Street.  The TSP does not identify these local streets as needing local connections.  The 

criteria are met. 
 
5.    Street improvements. 

a.    Streets that are internal to the land division site are the responsibility of the developer. All 
streets bordering the development site are to be developed by the developer with, typically, 
half-street improvements to the City of West Linn Public Works Design Standards. Additional 

travel lanes may be required to be consistent with adjacent road widths or to be consistent with 
the adopted Transportation System Plan (TSP), Tables 26 through 30 and Exhibits 6 through 9.  
b.    Waiver of required street improvements and in-lieu fee. An applicant may submit a written 

request for a waiver of abutting street improvements if the improvement would be prohibited by 
the TSP. When a requested waiver is granted, the applicant shall pay an in-lieu fee equal to the 
estimated cost, accepted by the City Engineer, of the otherwise required street improvements. 
As a basis for this determination, the City Engineer shall consider the cost of similar 

improvements in recent development projects and may require up to three estimates from the 
applicant. The amount of the fee shall be established prior to the Planning Commission’s 
decision on the associated application. The in-lieu fee shall be used for in-kind or related 

improvements. 
c.    Right-of-way widths shall depend upon which classification of street is proposed. The right-
of-way widths are established in the adopted TSP, Exhibits 6 through 9. 



  

d.    Public Works Design Standards. Street design shall conform to the standards of the 
applicable roadway authority; for City streets that is the West Linn Public Works Design 

Standards manual. Where a conflict occurs between this code and the Public Works Design 
Standards manual, the provisions of this code shall govern. 
 

Staff Finding 51:  No internal streets are required or proposed. The applicant submitted a 
preliminary street and utility plan detailing half-street improvements along the Norfolk Street 
frontage and utility improvements.  The project has been conditioned to comply with street 
improvement standards in the City of West Linn Municipal Code and Community 

Development code.  The criteria are met. 
 
6.    Street widths. Street widths shall depend upon the classification of street proposed. The 

classifications and required cross sections are established in the adopted TSP, Tables 26 through 
30 and Exhibits 6 through 9. 
Table 85-1 identifies street width standards (curb to curb) in feet for various street 

classifications. The standard width shall be required unless the applicant or their engineer can 
demonstrate that site conditions, topography, or site design require the reduced minimum 
width through a discretionary review. 

  
…….. 
 

Staff Finding 52:  The subject property fronts Norfolk Street, a local street with a 60-foot 
right-of-way width.  No additional right-of-way is required. The applicant proposes half-street 
improvements that include a six-foot sidewalk, six-foot landscape strip, eight-foot parking 
lane, and a 10-foot travel lane (30 linear feet in total). The criteria are met. 

 
 18.    Sidewalks. Sidewalks shall be installed per CDC 92.010(H), Sidewalks. The residential 
sidewalk width is six feet plus planter strip as specified below. Sidewalks in commercial zones 

shall be constructed per subsection (A)(6) of this section. See also subsection C of this section. If 
part of a discretionary review, sidewalk width may be reduced with City Engineer approval to 
the minimum amount (e.g., four feet wide) necessary to respond to site constraints such as 

grades, mature trees, rock outcroppings, etc., or to match existing sidewalks or right-of-way 
limitations. 
 

Staff Finding: 53: The applicant submitted a tentative street and utility plan detailing half-
street improvements along the Norfolk Street frontage, including a six-foot wide sidewalk 
and six-foot landscape strip.  The project has been conditioned to require compliance with 
Engineering standards outlined in the West Linn Municipal Code and Community 

Development code.  The criteria are met. 
 
B.    Blocks and lots. 

……. 
3.    Lot size and shape. Lot or parcel sizes and dimensions shall conform to the minimum 
standards of the CDC, unless as allowed by planned unit development (PUD). 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. 
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. 
 
Staff Finding 54: The applicant proposes to divide an existing 45,825 square foot property into 
six buildable lots – 7,575 square feet (5 lots) and 7,950 square feet (1 lot) in preparation for 

construction of single-family homes.  The minimum lot size of the underlying zone (R-7) for 
single family homes is 7,000 square feet.  No lot will possess environmental constraints such 
as wetlands or riparian corridors.  The criteria are met. 

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

 
Staff Finding 55: The proposed lots will be accessed via Norfolk Street (see Staff Findings 29 to 
46).  The criteria are met. 

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

 
Staff Finding 56:  The proposed subdivisions side lot lines run at right angles to Norfolk Street. 
The criteria are met. 
 

E.    Grading. 
 
Staff Finding 57: All grading and erosion control plans will be reviewed for compliance by the 

City Engineer and Building Official at the time of building permit review. The criteria are met. 
 
F.    Water. 

 
Staff Finding 58:  An existing water main is located in Norfolk Street. The applicant proposes 
an extension to provide service for Lots 5 and 6.  See the applicant’s preliminary street and 

utility plan in Exhibit PD-1.  The utility plan will be reviewed for compliance with West Linn 
CDC standards by the City Engineer prior to issuance of building permit. The criteria are met. 
 
G.    Sewer. 

 
Staff Finding 59: An existing sanitary sewer main is located in Norfolk Street and continues 
down Southslope Way. Lots 1 through 4 will connect to this main. The applicant proposes a 

sanitary sewer extension from Fairhaven Drive to provide service for Lots 5 and 6. See the 
applicant’s preliminary street and utility plan.  The utility plan will be reviewed for 



  

compliance with West Linn CDC standards by the City Engineer prior to issuance of building 
permit. The criteria are met. 

  
H.    Storm detention and treatment. All proposed storm detention and treatment facilities 
comply with the standards for the improvement of public and private drainage systems located 

in the West Linn Public Works Design Standards, as demonstrated by stormwater plan and 
report stamped by a professional engineer. 
 
Staff Finding 60:  The applicant has submitted a preliminary storm analysis by a certified 

professional stating that the subject lots are feasible.  The final storm detention and 
treatment plan will be reviewed by the City Engineer for compliance with West Linn 
Municipal Code and Community development code requirements.  The criteria are met. 

 
I.    Utility easements. Subdivisions and partitions shall establish utility easements to 
accommodate the required service providers as specified in the West Linn Public Works Design 

Standards. 
 
Staff Finding 61: The City franchise agreements require an eight-foot public utility easement 

along Norfolk Street. The applicant shall show the utility easement on the face of the final 
plat per Condition of Approval 5. Subject to the Conditions of Approval, the criteria are met.  
 

J.    Supplemental provisions. 
……… 
4.    Lighting. All subdivision street or alley lights shall meet West Linn Public Works Design 
Standards. 

 
Staff Finding 62: The project has been conditioned to comply with Engineering standards in 
the City Municipal Code and Community Development Code. The City Engineer will review all 

street lighting plans prior to final plat approval.  The criteria are met. 
 
6.    Underground utilities. All utilities, such as electrical, telephone, and television cable, that 

may at times be above ground or overhead shall be buried underground in the case of new 
development. Exceptions shall be permitted in those cases where adjacent properties have 
above-ground utilities and where the development site’s frontage is under 200 feet and the site 

is less than one acre. High voltage transmission lines, as classified by Portland General Electric 
or electric service provider, are also exempted. Where adjacent future development is planned 
or proposed, conduits may be required at the direction of the City Engineer. All services shall be 
underground with the exception of standard above-grade equipment such as some meters, etc. 

 
Staff Finding 63: The subject site has a street frontage of approximately 300 linear feet, is 
larger than an acre, and is the last remaining undeveloped property along Norfolk Street 

between Sunset Avenue and Fairhaven Drive. Adjacent properties along Norfolk have 
underground utilities, therefore undergrounding of utilities is required. Per Condition of 



  

Approval 6, the project shall underground overhead utility lines per West Linn Public Works 
Standards. Subject to the Conditions of Approval, the criteria are met.  

 
7.    Density requirement. Density shall occur at 70 percent or more of the maximum density 
allowed by the underlying zoning. These provisions do 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 are also exempt. 
 
Staff Finding 64: The subject property is zoned R-7, Residential, which requires a 7,000 sq. ft. 

minimum lot size. The subject property is 45,825 sq. ft. Maximum density permitted on the 
subject property is six lots (45,825/7,000 = 6.55 lots). The applicant proposes six lots, which is 
100 percent of the maximum density. The criteria are met. 

 
9.    Heritage trees/significant tree and tree cluster protection. All heritage trees, as defined in 
Section 8.710 of the municipal code, shall be protected. If requested by the applicant, diseased 

heritage trees, as determined by the City Arborist, may be removed. Significant trees and 
significant tree clusters, as defined in CDC 2.030, shall be protected pursuant to 
CDC 55.100(B)(2) or 55.105(B)(2), as applicable. 

 
CDC 55.105(C)(2) 
2.    The following shall be protected pursuant to the criteria of subsections (C)(2)(a) through (f) 

of this section: all heritage trees, as defined in the municipal code and all significant trees and 
significant tree clusters, as defined in CDC 2.030. 
 
Staff Finding 65: There are no heritage trees on the subject property. The applicant has 

identified 46 significant trees on the property as shown on the submitted tree plan.  The 
applicant proposes to retain 19 significant trees (see Exhibit PD-1). The applicant did not 
show four trees as part of the tree plan (see Exhibit PD-4). The four trees will be subject to 

the City’s Municipal Tree Code Standards and will be required to apply for a tree removal 
permit if any of the four trees are to be removed per Condition of Approval 7. Subject to the 
Conditions of Approval, the criteria are met. 

 
a.    The protected area for heritage trees, significant trees, and significant tree clusters is 
defined as the area within the dripline of the tree(s), plus an additional 10-foot measurement 

beyond the dripline. 
 
Staff Finding 66: There are 46 significant trees on the property as shown on the applicants 
submitted tree plan.  The applicant proposes to retain 19 significant trees and has shown the 

required protected area on the tree plan. The criteria are met. 
 
b.    Required protected areas include the following: 



  

1)    On Type I and II lands, protected areas are required for all heritage trees and all significant 
trees and significant tree clusters. The protected area(s) shall also be preserved within a 

dedication or easement. 

2)    On non-Type I and II lands, protected areas are required for all heritage trees, significant 
trees, and significant tree clusters. However, in no case shall more than 20 percent of the non-
Type I and II lands on the site be required to be set aside within protected areas. Where the 

percentage of total protected area exceeds 20 percent of the non-Type I and II lands, and 
includes both heritage trees and significant trees or tree clusters, the priority shall be to first 
protect the heritage trees, followed by protecting the significant tree clusters, and significant 

trees. Exemptions of subsections (C)(2)(d), (e), and (f) of this section shall apply.  

Staff Finding 67: The subject property does not contain any heritage trees or Type I or II lands. 
The subject property contains 46 significant trees as shown on the applicants submitted tree 
plan.  The applicant proposes to retain 19 significant trees, or 41 percent, via protective 

easements. The criteria are met. 
 
c.    Development within required protected areas is prohibited except as specified in subsections 
(C)(2)(d), (e), and (f) of this section. 

Staff Finding 68: The applicant does not propose any development within the protected area. 
The criteria are met. 
 
d.    The following are exempt from the requirements of subsections (C)(2)(a) through (c) of this 

section: significant trees, significant tree clusters, or heritage trees that would prevent the 
extension of stubbed streets from abutting properties; and where a row of significant trees or 
tree clusters would block access, per construction code standards, to a lot or parcel.  

Staff Finding 69: The applicant has not requested an exemption from the tree protection 

standards. The criteria are met. 
 

e.    The site 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 protecting significant trees or significant tree clusters as 
specified in this subsection (C)(2). 

Staff Finding 70: The applicant proposes 100 percent of maximum density. The criteria are 
met. 

 

f.    Where an applicant proposes grading within the required protected area for significant 
tree(s) or significant tree clusters, the applicant may request an exception to the tree protection 
requirements of this section in order to remove the significant tree(s) or tree cluster(s). The 



  

applicant shall submit evidence to the Planning Director that the grading is necessary for the 
development of street grades, per City construction codes, and that all reasonable alternative 

grading plans have been considered and cannot work. The applicant shall 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 inches). The mix 

of tree sizes and types shall be approved by the City Arborist. 

Staff Finding 71: The applicant has not requested an exception to the tree protection 
standards. The criteria are met. 
 

Chapter 92 REQUIRED IMPROVEMENTS  
92.010 PUBLIC IMPROVEMENTS FOR LAND DIVISIONS 
The following improvements shall be installed at the expense of the developer and meet all City 
codes and standards: 

… 
C. Streets within the rights-of-way abutting a subdivision shall: 
… 

Q.  Joint mailbox facilities.  
 
Staff Finding 72:  The applicant shall install all public improvements to meet West Linn 

Community Development Codes and West Linn Municipal Codes per Condition of Approval 1. 
Subject to the Conditions of Approval, the criteria are met. 
 

Chapter 99 PROCEDURES FOR DECISION MAKING: QUASI-JUDICIAL 
99.030 APPLICATION PROCESS: WHO MAY APPLY, PRE-APPLICATION CONFERENCE, 
REQUIREMENTS, REFUSAL OF APPLICATION, FEES 

….. 
B.    Pre-application conferences. 
1.    Subject to subsection (B)(4) of this section, a pre-application conference is required for, but 
not limited to, each of the following applications: 

a.    Boundary changes, per Chapter 81 CDC; 
……. 
l.    Land divisions; 

 
Staff Finding 73: The applicant and the City held a pre-application conference on September 
21, 2023 to discuss the proposed division of land.  The criteria are met. 

 
99.038 NEIGHBORHOOD CONTACT REQUIRED FOR CERTAIN APPLICATIONS 
 

Staff Finding 74:  The applicant and the Sunset neighborhood association met on June 4, 2024 
to discuss the proposed project.  The applicant provided a certified mail receipt verifying 
contact with the Sunset Neighborhood Association President requesting a meeting, an 
affidavit of notice verifying posting of the notice and mailing of the notice to property owners 



  

within 500 ft, a copy of the meeting minutes, and an audio tape of the meeting.  The criteria 
are met. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

EXHIBIT PD-1 APPLICANT SUBMITTAL 
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$4,900 + $500 = $5,400 $5,400
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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. 
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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, 
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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 
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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 
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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 
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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.  



Norfolk Landing 

Expedited Land Division Application 
Page - 12 

 

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: Per City of West Linn Planning Director, “As part of the Residential Clear and 
Objective Code Standards amendments last fall, the City changed the definition of a 
significant tree to: 

  
Significant tree. A tree with a minimum of six-inch DBH for Oregon white oak, Pacific 
madrone, and Pacific dogwood, and 12-inch DBH for all other tree species. If the tree 
splits into multiple trunks above grade but below breast height, the diameter shall be 
determined by adding the total diameter of all trunks two inches or greater DBH.” 

 
There are no Oregon white oak, Pacific madrone or Pacific dogwood trees on the 
subject property. All trees 12-inch DBH or greater are shown on the Existing Conditions 
Map survey and the Tree Plan submitted with this application. A total of 46 significant 
trees are located on the property and its street frontage. The Tree Plan identifies the drip 
line of the significant trees. Significant trees located on the front portions of the lots will 
need to be removed to allow for construction of homes and for the installation of street 
improvements. Trees to be removed are identified with a large “X”. For the significant 
trees to be retained, the dripline-plus-ten-feet line is shown and shaded with a 
crosshatch pattern. This area will be protected with construction fencing during site 
development. The total area included within these tree protection areas is 9,135 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% of the site area and meets the 
requirements of this section. The plan would retain 19 of these trees, or 41.3% 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 
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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. 

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. 
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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. 

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. 
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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. 

 
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. 
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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 
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. 
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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. 

 
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 
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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 
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. 
 



Norfolk Landing 

Expedited Land Division Application 
Page - 20 

 

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

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

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

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

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

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

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

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

 
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. 
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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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TVF&R Permit# 2024-0044



NOTICE OF 
NEIGHBORHOOD MEETING

This site is the subject of a proposed 6-lot subdivision. 
An on-line neighborhood meeting to discuss the project 
will be held via Zoom on June 4, 2024 at 7:00 pm.

To attend the meeting please download and open the Zoom app 
for your smart device or computer, or go to zoom.com on your web browser.

To join the meeting enter the following: 
Meeting ID :790 134 5684 Passcode: 251320Meeting ID :790 134 5684 Passcode: 251320

The applicant is Icon Construction & Development, LLC
For further information, please contact the project planning consultant,
Rick Givens, at 503-351-8204 or via email at rickgivens@gmail.com 



 
phone:  503-479-0097  |  fax:  503-479-0097  |  e-mail: rickgivens@gmail.com 

 

 

 

May 8, 2024 

 

Ms. Christelle Sheldon, Vice President 

Sunset Neighborhood Association 

2224 Long St. 

West Linn, OR 97068 

 

Dear Ms. Sheldon: 

 

I’d like to thank you for your assistance regarding scheduling a neighborhood meeting for the 

proposed Norfolk Landing subdivision. This project is located at 4092 Norfolk Street in the 

Sunset Neighborhood. As agreed in our phone conversation, we are scheduling a Zoom meeting 

on June 4, 2024 at 7:00 pm. Our correspondence to date has been via email and telephone, but 

this letter is being sent to you to fulfill the technical requirements of Section 99.038C of the West 

Linn Community Development Code that we contact you via certified mail to arrange the date 

for the meeting. We are sending out the required neighborhood notice letters for the Zoom 

meeting. The login for the Zoom meeting is: Meeting ID: 790 134 5684 Passcode: 251320. 

 

Thanks again, 

 

 
 

Rick Givens 

 

cc:  Barbara Dobroth, Treasurer, Sunset NA 

 Doreen Vokes 

 

 

Rick Givens 
Planning Consultant 

28615 SW Paris Ave., Unit 110 
Wilsonville, Oregon 97070   









Norfolk Landing 

Neighborhood Meeting Minutes 

June 4, 2024 

A neighborhood meeting was held at 7:00 pm on June 4, 2024 to discuss the proposed Norfolk Landing 

subdivision. Per agreement with Sunset Neighborhood Association officers, the meeting was held 

virtually via Zoom.  

Rick Givens, Planning Consultant, and Darren Gusdorf of Icon Construction and Development, LLC, 

attended the meeting to represent the applicant and present the project. Rick Givens began the meeting 

by explaining the proposal as being a six-lot subdivision planned for single-family detached homes. He 

described the planned improvements needed to service the proposed homes, making use of the 

preliminary utility plan prepared by the project’s engineer. He also shared the Tentative Plan drawing and 

the Tree Plan showing trees to be removed and retained. He then opened the meeting to questions and 

comments. 

Pia Snyder asked why the project was being proposed as an Expedited Land Division. Rick Givens 

explained that this process is available per State statute for residential projects that conform to existing 

zoning and that do not have significant natural features or hazards that would require a more in-depth 

review. The intent of the law is to allow such projects to proceed more quickly than more complicated 

ones. Ms. Snyder explained to the audience that the process is different than the usual one. Mr. Givens 

agreed and noted that rather than a public hearing, written comments could be presented to the City 

staff for consideration. Once the application is deemed complete, public notices will be mailed out. Ms. 

Snyder noted that the property is designated for R-5 or R-4.5 zoning. Mr. Givens agreed, but noted that it 

was the applicant’s decision not to pursue a zone change because they felt that the existing R-7 zoning 

was more in character with the surrounding neighborhood. 

Brian Nelson asked about how far apart the homes would be. Mr. Givens stated that the side yard 

standards of the R-7 zone would be used. The standards require a 7.5’ side yard. 

Questions were asked regarding the timing of the project. Darren Gusdorf said that was dependent upon 

when the final land use decision was made, but that it was likely that site development would begin in 

the fall and that home construction would begin next spring.  

Rob Causey expressed concerns about removing all of the existing trees in the front yard areas and asked 

if one could be retained. Mr. Givens explained that the narrow frontages and need for driveways and rain 

gardens in front yard areas made it nearly impossible to keep any of those trees. Mr. Causey asked 

Darren Gusdorf if he would be open to taking a look at design ideas that Mr. Causey may develop that 

could preserve at least one tree. Mr. Gusdorf said he was open to taking a look and provided contact 

information for Mr. Causey to use. 



It was asked if the number of lots could be reduced to 3 or 4 lots. Mr. Givens noted that the cost of the 

land and improvements made it impracticable to do so. He also noted that City policies on Middle 

Housing actually promote higher densities as does the Comprehensive Plan designation. 

Mr. Givens and Mr. Gusdorf thanked those in attendance for taking the time to attend the meeting. Mr. 

Givens provided his contact information and welcomed questions that may come up in the future. 

The meeting adjourned shortly after 8:00 pm. 
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June 13, 2024 
 
Icon Construction & Development, LLC 
Attn: Darren Gusdorf & Rick Givens 
1969 Willamette Falls Drive, Suite 260 
West Linn, OR 97068 
 
Subject:  ELD-24-02 – Expedited Land Division (6-lots) at 4092 Norfolk Street.  
 
Dear Icon Construction & Development, LLC:  
 
The city accepted this application for review on April 1st, 2024. The application was found incomplete on April 
18, 2024.  On June 6, 2024 the applicant submitted a revised application, a revised tree plan, and 
neighborhood meeting materials (i.e. audio recording, meeting minutes, public notice).  After reviewing the 
original materials submitted and the newly submitted materials the Planning Department finds this application 
complete.  The City has 63 days to exhaust local review; that period ends August 8, 2024. 
 
Please be aware that determination of a complete application does not guarantee a recommendation of 
approval from staff for your proposal as submitted – it signals that staff believes you have provided the 
necessary information for the Planning Director to render a decision on your proposal. 
 
A 14-day public notice will be prepared and mailed. This notice will identify the earliest potential decision date 
by the Planning Director. 
 
Please contact me at 503-742-6057, or by email at agudelj@westlinnoregon.gov if you have any questions or 
comments. 
 
Sincerely, 
 
 
 
 
Aaron Gudelj 
Associate Planner 
 
 
 

           Aaron Gudelj
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Wyss, Darren

Subject: FW: Norfolk at Southslope empty lot

-----Original Message----- 
From: Susanne Greengard <susannegreengard@me.com> 
Sent: Friday, July 5, 2024 11:59 AM 
To: Gudelj, Aaron <agudelj@westlinnoregon.gov> 
Subject: Re: Norfolk at Southslope empty lot 
 
Thanks for ge�ng back to me. 
I‘ll look at it a few more days and then talk to the owner if needed, Susanne Sent from my iPhone 
 
> On Jul 5, 2024, at 8:57 AM, Gudelj, Aaron <agudelj@westlinnoregon.gov> wrote: 
> 
> Hi Susanne- 
> 
> This lot is a privately owned-lot.  There is an applica�on in review right now at the City for a division of land from 1 lot 
into 6-lots.  You can find the project site at the citys website here:   
 
One could assume that the owner is likely to proceed with development if the land division is permi�ed but we have not 
received any applica�ons beyond the division of land just yet. 
> 
> As for the vegeta�on on this privately-owned lot, it is likely that  
> most of it would be altered if the property ends up being developed. 
> Sec�on 5.470 'Noxious Vegeta�on' of the West Linn Municipal Code  
> speaks to some of the types of private property vegeta�on prohibited  
> in the city. Here is a link: 
 
 
If you'd like to discuss anything about  
> the vegeta�on on the lot or the land division applica�on please feel  
> free to reach out to me any�me, 
> 
> Aaron Gudelj 
> Associate Planner agudelj@westlinnoregon.gov 
> 503-742-6057 
> 
> 
> 
> -----Original Message----- 
> From: Susanne Greengard <susannegreengard@me.com> 
> Sent: Friday, July 5, 2024 5:56 AM 
> To: Gudelj, Aaron <agudelj@westlinnoregon.gov> 
> Subject: Norfolk at Southslope empty lot 
> 
> Good morning, 
> Wondering who is responsible to upkeep the lot on Norfolk street adjacent to the public works? 
> This lot is scheduled is scheduled for development in fall and is currently a weed patch. 



2

> Not sure what the ordinance is on property upkeep but as a neighbor I find the current state of this weed field 
unacceptable. 
> Not sure who is currently responsible for this property: the developer or the city of WL? 
> Look forward to hearing about your sugges�ons, Thank you, Susanne  
> Greengard 
> 
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AFFIDAVIT OF NOTICE 

PLANNING MANAGER DECISION 
 

We, the undersigned, certify that, in the interest of the party (parties) initiating a proposed land use, the 
following took place on the dates indicated below: 
 
PROJECT 
File No.:ELD-24-02    Applicant’s Name: Icon Construction & Development 
Development Name: 4092 Norfolk Street 
Scheduled Decision Date:  Planning Manager Decision no earlier than 7/11/24 
 
MAILED NOTICE  
Notice of Upcoming Planning Manager Decision was mailed at least 14 days before the decision. 
 

Icon Construction & Development, applicant 6/27/24 Lynn Schroder 
Rick Givens, applicant representative 6/27/24 Lynn Schroder 
Property owners within 100ft of the site perimeter 6/27/24 Lynn Schroder  

Sunset Neighborhood Association  6/27/24 Lynn Schroder  

WLWL SD 6/27/24 Lynn Schroder 
Clackamas County 6/27/24 Lynn Schroder 
PGE 6/27/24 Lynn Schroder  
TriMet 6/27/24 Lynn Schroder 
Comcast 6/27/24 Lynn Schroder 
NW Natural Gas 6/27/24 Lynn Schroder 
TVF&R 6/27/24 Lynn Schroder 

 
EMAILED NOTICE 
Notice of Upcoming Planning Manager Decision was emailed at least 14 days before the decision date to: 
 

Icon Construction & Development, applicant 6/27/24 Lynn Schroder 
Rick Givens, applicant representative 6/27/24 Lynn Schroder 
Sunset Neighborhood Association 6/27/24 Lynn Schroder 
METRO 6/27/24 Lynn Schroder 
Stafford-Tualatin CPO  6/27/24 Lynn Schroder 

 
WEBSITE 
Notice was posted on the City’s website at least 14 days before the decision. 
 

6/27/24 Lynn Schroder  

  
SIGN 
 

06/27/24 Aaron Gudelj  
 
FINAL DECISION  
Notice of Final Decision was mailed to the applicant and all parties mailed the original notice above (ORS 
197.365), all parties with standing, and posted on the City’s website. 

 
08/07/2024 Lynn Schroder 



 

 

CITY OF WEST LINN 
NOTICE OF UPCOMING PLANNING MANAGER DECISION 

FILE NO.   ELD 24-02 
 
The City of West Linn has received a complete application (ELD 24-02) proposing a 6-lot subdivision at 4092 
Norfolk St (Clackamas County Tax Assessor Map 21E 36AC Tax Lot 01400). The application is being processed 
under the expedited land division rules found in Oregon Revised Statute (ORS) 197.360-380.  
 
The Planning Manager will make the decision after the required 14-day written comment period expires. The 
decision will be based on the criteria found in West Linn Community Development Code Chapters 12, 48, 85, 
92, and 99., as well as ORS 197.360-380.  An appointed referee will review any appeal of the decision. 
 
The complete application and all evidence submitted by the applicant are posted on the City’s website,  
https://westlinnoregon.gov/projects. Alternatively, the application and all evidence submitted by the applicant 
are available for review between 8:00 am and 5:00 pm, Monday through Thursday, at City Hall at no cost. 
Copies may be obtained at a reasonable cost. 
 
A public hearing will not be held for this decision. Anyone wishing to submit written comments for 
consideration must submit all material before the 14-day comment period expires. The deadline to submit 
written comments is 4:00 pm on July 11, 2024.  Written comments can be submitted 
to agudelj@westlinnoregon.gov or to City Hall, 22500 Salamo Road, West Linn, OR 97068. All comments 
must be received by the deadline. 
 
All issues that may provide the basis for an appeal to the referee must be raised in writing prior to the 
expiration of the comment period outlined above and all issues must be raised with sufficient specificity to 
enable the Planning Manager to respond to the issue. 
 
For additional information, please contact Aaron Gudelj, Associate Planner, at City Hall, 22500 Salamo Road, 
West Linn, OR 97068, or 503-742-6057 or agudelj@westlinnoregon.gov. 
 



 
COMMUNITY DEVELOPMENT 

 
 

 

NOTICE OF UPCOMING 
PLANNING MANAGER DECISION 

 
PROJECT # ELD-24-02 

MAIL: 06/12/2023    TIDINGS: N/A 
 
 

CITIZEN CONTACT INFORMATION 
 

To lessen the bulk of agenda packets and land use 
application notice, and to address the concerns of some 
City residents about testimony contact information and 
online application packets containing their names and 
addresses as a reflection of the mailing notice area, this 
sheet substitutes for the photocopy of the testimony 
forms and/or mailing labels. A copy is available upon 
request. 



ELD-24-02 – Properties withn 100 feet of 4092 Norfolk Drive 

 

4092 Norfolk




