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1470 Rosemont Road

2S1E25CA

1500
 53,383 SF

Partition application to divide the property into three parcels.

Alec Shah, Shah Housing Solutions, LLC
4399 Kenthorpe Way
West Linn, OR 97068

 (971) 678-1952
alec@shahhousingsolutions.com

Same as applicant.

Rick Givens, Planning Consultant
28615 SW Paris Ave., Unit 110
Wilsonville, OR 97070

(503) 351-8204
rickgivens@gmail.com

Middle Housing ELD

Gudelj MIP-25-01 PA-24-20

$4,400 $4,400
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January 14, 2025  

 

VIA E-MAIL 

 
Mr. Darren Wyss 
City of West Linn 
22500 Salamo Road, Suite 900 
West Linn, OR 97068 

 

  
RE: PA 24-20; Minimum Density Standards 

Dear Mr. Wyss: 

 This office represents Shah Housing Solutions LLC (“Shah”) in its application for a 
three-lot partition at 1470 Rosemont Road. I have reviewed the pre-application notes issued by 
the City on November 16, 2023, in which City staff stated that “4 lots are required in order to 
meet the minimum of 70% density.” PA-24-20. I understand that it is your opinion that the Metro 
Urban Growth Functional Plan compels a requirement for four lots instead of three. On the 
contrary, there is no basis to deny Shah’s partition application due the density regulations in 
CDC 85.200(J)(7). 

 CDC 85.200(J)(7) provides as follows: 

“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.” 

The final sentence of this provision determines the result in this case. The Application is for a 
partition which, under both state law and West Linn CDC, means the division of land into not 
more than three parcels within a calendar year.1 A land division of “three lots or less” is by 
definition a partition, and vice-versa. Therefore the minimum density requirements do not apply 
to the Application.  

This result is correct notwithstanding anything in the Metro Urban Growth Functional 
Plan (“Metro Plan”). By its own terms, the Metro Plan does not apply to any land use decision 
except a post-acknowledgement plan amendment or land use regulation amendment. See Metro 

 
1 CDC 2.030 (definition of “partition land”); ORS 92.010(9) (“Partitioning land” means dividing land to create not 
more than three parcels of land within a calendar year.)  

Garrett H. Stephenson 
Admitted in Oregon 
D: 503-796-2893 
C: 503-320-3715 
gstephenson@schwabe.com 



Mr. Darren Wyss 
January 14, 2025 
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Plan at §3.07.820. More importantly, the Functional Plan cannot apply to a partition as a matter 
of law. Under ORS 197.175, once a city’s plan and land use regulations are acknowledged, that 
city must make its limited land use decisions according to only that acknowledged plan and those 
regulations. For limited land use applications like a partition, ORS 197.195(1) provides that 
unless a given comprehensive plan provision is incorporated within the local government’s 
implementing land use regulations, it cannot apply to a limited land use decision. Stated simply, 
the City must stick to the language of the CDC when deciding a limited land use application and 
may not bring into that decision considerations from documents that have not been expressly 
incorporated into the CDC, including the Metro Plan.  

Also, the City may not apply CDC 85.200(J)(7) in a discretionary or ambiguous manner. 
This is because the Application is for the development of housing and the City may only apply 
“clear and objective standards, conditions and procedures regulating the development of 
housing.” While the exclusion for “land divisions of three lots or less” seems reasonably clear 
and objective to the extent that it points to the maximum number of lots that can be created from 
a partition, the City’s use of the word “density” in CDC 85.200(J)(7) is ambiguous. This is 
because there is no definition of “density” in the CDC and no express density regulations in the 
R-10 zoning code. Without a definition of “density,” the minimum density requirements cannot 
be imposed in the first instance.  

To the extent that the Comprehensive Plan or Metro Plan are instructive on this point, 
they both refer to dwelling units or household structures per unit of land, irrespective of the 
number of lots. See Comprehensive Plan at 42 ; See also Metro Plan at 3.07.120. In this 
context—and please forgive use of a colloquialism—this issue is a red herring. The ultimate goal 
of the partition is construct middle housing, which will result in a subsequent middle-housing 
land division that will create 7 new dwelling units, far more than they would be required under 
the City’s application of its minimum density standard in terms of lots. 

While my client does not wish to escalate a dispute on this issue beyond this letter, we are 
confident that the City may not use CDC 85.200(J)(7) to deny the proposed three-lot partition. 
However, in this instance, there is a solution that does not require the City to reinterpret its 
density standards. The City can simply impose a condition of the Application that requires my 
client to submit a proposed middle-housing land division application before issuance of the first 
building permit on the property. This will ensure that the City gets the number of units that it 
believes are required without a direct dispute about the meaning of the City’s density regulations. 
Given the need to produce more housing at lower costs, this seems to be the correct solution for 
all involved.  

 
2 “Density.  The number of families, individuals, dwelling units, households, or housing structures per unit of land.” 



Mr. Darren Wyss 
January 14, 2025 
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Regardless, in light of the above, we respectfully request that the City approve the partition 
application as currently proposed, provided it meets the other approval criteria.   

Best regards, 

SCHWABE, WILLIAMSON & WYATT, P.C. 

Garrett H. Stephenson 

GST:jmhi 

cc: Mr. Alexander Shah (via email) 
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Partition Narrative 

1470 Rosemont Rd., West Linn 

Shah Housing Solutions, LLC 

Proposal: This application requests approval of a three-lot partition for property located 
at 1470 Rosemont Road, West Linn in West Linn. The property is situated on the south 
side of Rosemont Road, to the west of Ireland Lane. It runs south from Rosemont Rd. to 
Ridge Lane.  The subject property is 53,383 square feet in area and is zoned R-10. The 
Clackamas County Assessor’s description of the property is Tax Lot 21E25CA01500.  

 

Figure 1: Vicinity Map 

Existing Site Conditions: 

The subject property is developed with one single-family home which takes access from 
Rosemont Road. The home was built in 1988 and is 2,758 sq. ft. in area. It has an 
attached garage on the west end of the home as well as a detached garage/shop to the 
rear of the home. The home is planned to be retained, but the detached structure will be 
demolished.  

The site is essentially level near Rosemont Road, but slopes gently towards Ridge Lane 
at approximately a 5% to 7% grade over the southerly 150 feet of the lot.  
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Figure 2: Aerial Photo 
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Utilities will need to be extended to service the proposed lots. Sanitary sewer presently 
terminates in Ridge Lane at the western border of the site and will need to be extended 
with construction of street improvements. Water is available from 8” lines in Rosemont 
and Ridge Lane. Storm sewer will be provided as shown on the preliminary utility plan. 

Per the pre-application conference notes, the following Community Development Code 
(CDC) sections are applicable to this application: 

Chapter 11: Residential, R-10 
Chapter 48: Access, Egress and Circulation  
Chapter 85: Land Divisions – General Provisions 
Chapter 92: Required Improvements   
Chapter 96: Street Improvement Construction 
Chapter 99: Procedures for Decision Making: Quasi-Judicial 

The proposed development conforms to the applicable provisions of the CDC as follows: 

CHAPTER 11 SINGLE-FAMILY RESIDENTIAL DETACHED, R-10 

11.030 PERMITTED USES 

1.    Single-family attached or detached residential unit. 

a.  Duplex residential units. 

b. Triplex residential units. 

c. Quadplex residential units. 

2.    Cottage clusters. 

Comment:   The purpose of this application is to divide the property into three parcels 
for uses authorized in these subsections.  It is anticipated that future middle housing 
applications will be filed for Parcels 2 and 3.  

11.040    ACCESSORY USES 

Comment: No accessory uses are planned currently. Future development of such uses 
would be subject to the provisions of this section. 

11.050    USES AND DEVELOPMENT PERMITTED UNDER PRESCRIBED CONDITIONS 

Uses permitted under prescribed conditions in the R-10 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.   
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11.060    CONDITIONAL USES 

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

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

Comment: 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. Parcel 1 
will be 15,141 sq. ft. in area. Parcel 2 contains 15, 479 sq. ft. Parcel 3 is 20,594 sq. ft. in 
area. The minimum lot width at the front lot line and average lot width standards of 35 
feet and 50 feet, respectively, are met by all three parcels, as shown on the Tentative 
Plan. 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’, maximum lot coverage of 35%, and Floor Area 
Ratios will be met and will be reviewed at the time of building permit application. 

11.080 DIMENSIONAL REQUIREMENTS, CONDITIONAL USES 

Comment: Not applicable. No conditional uses are proposed. 

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 Rosemont and Ridge 
Lane than those listed in this chapter. 

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 Rosemont Rd. (Parcel 1) or Ridge Lane 
(Parcels 2 and 3). Both roadways are dedicated public streets. 

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. 
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Comment: The Tentative Plan submitted with this application shows the frontage 
required for access consistent with these standards. The Existing Condition Map shows 
existing driveway access points for Parcel 1. No changes to the access points for Parcel 1 
are proposed since the use of the parcel will not change. Building permit applications to 
be submitted prior to construction of homes will show driveway access locations for 
Parcels 2 and 3. 

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, 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 in this partition. 

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 three lots proposed will generate less 
than 30 trips per day. 
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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 driveway approaches for Parcel 1 onto Rosemont 
Road, a collector street. Typically, only one approach is permitted per street frontage on 
a collector street. Per comments from Clark Ide of the City Engineering Dept. the 
existing driveway approaches may remain as they are as long as the use of Parcel 1 
remains the same. Should Middle Housing be built upon that parcel, access would be 
required to conform to current standards. The other two parcels will front onto Ridge 
Lane, a local street. Each will have a single access. 

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. 

Comment: Access is proposed to be provided to each lot as discussed above.  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 partition 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. 
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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. Compliance with CDC 48.060 is discussed below. 

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. 

Comment: Parcel 1 has two existing driveway approaches. Per comments by City 
Engineering, those existing nonconforming approaches may remain as long as the use 
on that parcel remains one single-family home. Parcels 2 and 3 will each have one 
access point onto Ridge Lane, 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: 
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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 subject property is located approximately 250 feet west of Ireland Lane. 
The property is approximately 160 feet wide. If an additional street connection between 
Ridge Lane and Rosemont Road is desired by the City in order to meet the 800-foot 
maximum block length, it would be located well to the west of the subject property. 

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: Ridge Lane will be improved to comply with City street standards, as 
described in the pre-application conference notes. Per City Engineering input, Rosemont 
Road will remain as it currently is with this proposed partition. Any future 
redevelopment of Parcel 1 would require full frontage improvements. 

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) 

Comment: As discussed above, if a future connection is to be provided between Ridge 
Lane and Rosemont Road, it would be provided well to the west of the subject property. 
Ireland Lane is too close to allow a through street on the subject property that would 
conform to minimum spacing standards. 
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48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES 

Comment: All lots proposed in this partition will have direct driveway accesses onto 
adjacent streets. Parcel 1’s two accesses are preexisting and will remain as-is for this 
proposed partition. The accesses for Parcels 2 and 3 onto Ridge Laned 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: Parcel 1’s two accesses are preexisting and will remain as-is for this proposed 
partition. The proposed driveways for Parcels 2 and 3 will comply with the minimum 16’ 
width and maximum 36’ width standards. There are no existing intersecting street 
rights-of-way near the subject property so the minimum spacing standards of 48.060.C 
will not be an issue. The Designs for curb cuts will be provided on the final engineering 
plans. The minimum distance between any two adjacent curb cuts on the same side of a 
collector street is 30 feet for a local street such as Ridge Lane. There is ample distance 
from adjacent driveways for the curb cuts to meet these requirements. 

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 Rosemont Road or Ridge Lane. 

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, as discussed below. 
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Chapter 85 - LAND DIVISIONS – 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 Rosemont Road for Parcel 1, and Ridge Lane 
for Parcels 2 and 3. Rosemont Road is a collector street with full services installed in it. 
According to the pre-app notes:  

• Rosemont Road has approx. 64 feet of ROW along the frontage of the proposed 
development lot. The City would request an additional 7 feet of ROW be 
dedicated to align with the existing ROW width at 1490 Rosemont Rd.  

Subsequent to the above Engineering comment, an email from Clark Ide stated: 

Based on the existing ROW in the area, it does not appear that a ROW dedication will be 
required along the Rosemont frontage of your property. The current ROW is adequate to 
construct the necessary public improvements. Please disregard my request for 7' of ROW 
dedication - it won't be required as part of the development.  

The email also stated: 

Public improvements on Rosemont will be required if/when you divide any of the lots 
further.  

Ridge Lane is a local street that is unimproved along the southerly frontage of the 
subject property. Pre-application conference notes for this street are as follows: 

• Ridge Lane has approx. 30 feet of ROW along the frontage of the proposed 
development lot. The City would request an additional 10 feet of ROW be 
dedicated to align with the existing ROW to the east of the property.  

• Applicant would be required to construct an approx. 32-foot-wide street cross 
section along the property frontage to align with the existing Ridge Lane cross 
section to the east. The improvements shall include curb/gutter, sidewalk, planter 
strip, full depth asphalt and aggregate base. 
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The Tentative Plan shows the required additional right-of-way dedication. The street 
frontage improvements are indicated on the preliminary engineering plan. No new 
street names are needed.  No gated streets or special entry designs are proposed. 

B. Blocks and lots. 

Comment: The existing block currently runs between Ireland Lane on the east and Wild 
Rose Dr. on the west. The existing length of this block is approximately 1,650 feet, which 
exceeds the 800 feet maximum standard. Since the proposed partition is not a 
subdivision, the shorter block length standard of 530 feet does not apply. An additional 
mid-block through street from Rosemont Road to Ridge Lane is needed in order to 
comply with the 800-foot maximum standard. That would occur approximately 400 to 
450 feet west of the subject property, with the likely location being through Tax Lot 
21E25CB00100 at such time as it is redeveloped. The distance from the western border 
of the subject property to Ireland Drive is less than 400 feet. Note that the subdivision 
plat of Livermore’s Subdivision No. 1 is located along the western border of the subject 
property. It provides for a 20’ easement along the common lot line with the subject 
property that could serve to satisfy the requirements of for a pedestrian/bicycle 
connection specified in 85.200.B.2.d. 

Lot or parcel sizes and dimensions of the proposed lots conform to the minimum 
standards of the CDC, as demonstrated in the discussion of R-10 dimensional standards, 
above. The proposed new lots have property lines that are approximately perpendicular 
to the street. Compliance with required setbacks will be reviewed at the time of building 
permit application. Access to all lots conforms to the provisions of Chapter 48, as 
discussed above in this report. 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.  

85.200.B.8 - 8.    Large lots or parcels. In dividing tracts into large lots or parcels that are 
more than double the minimum area designated by the zoning district: 

a.    Those lots must be arranged so as to allow further subdivision, and must contain 
such easements and site restrictions as will provide for extension and opening of 
future streets where it would be necessary to serve potential lots; or 

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

Comment: Parcel 3 is proposed to contain 20,594 sq. ft., which is slightly more than 
double the minimum area designated by the R-10 zoning district. As discussed at the 
pre-application conference, the intent of this partition is to configure the subject 
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property to allow for the development of middle housing. A conceptual version of the 
proposed future development plan is included with this application and serves to 
demonstrate that the proposed partition will allow for development of middle housing 
consistent with CDC requirements. No additional public streets are needed in order to 
do this future development. 

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 along this portion of Rosemont Road. TriMet bus line No. 153 provides 
service on Rosemont, but that is located northwest of Hidden Springs Road. 

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: Eight-inch City water lines are available in both Rosemont Road and Ridge 
Lane. Please see the Preliminary Utility Plan for proposed service locations. 

G. Sewer. 

Comment: As shown on the Preliminary Utility Plan, there is an existing 8-inch public 
sewer line in Ridge Lane that terminates at the eastern edge of the subject property. 
This line will be extended through the site with the construction of the required street 
improvements. Service to the proposed parcels will be provided from the new sewer 
line, as shown on the Preliminary Utility Plan. 

H. Storm. 

Comment: As shown on the Preliminary Utility Plan, the closest storm sewer service is 
available in Ireland Lane, approximately 240 feet east of the subject property. Storm 
sewer service will be extended from this location to service the proposed street 
improvements and new homes. The City Engineering staff have indicated that the City 
will “pay for the main extension to your property frontage”.  
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There is virtually no infiltration available due to clayey soils in this area of West Linn. 
Raingardens will 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 Easements will be provided along both 
Rosemont Road and Ridge Lane, per City standards. No other easements are needed to 
service the proposed partition.  

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. Locations for street trees will be indicated on the construction 
engineering plans. For stormwater purposes, the species will need to be 
evergreen. Lindey’s Skyward Bald Cypress is suggested, but a final selection will 
be made as a part of the final engineering process. 

4. Lighting. Comment: Underground utilities will be provided with the construction 
of Ridge Lane. Existing powerlines along the entire stretch of Rosemont Road 
from Summit Street to approximately Shannon Lane. Discussions with Public 
Works staff at the pre-application conference indicate that these lines do not 
need to be relocated underground.  

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 new 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 5 
units. The proposed number of lots is three. As discussed above, the intention is 
to develop middle housing on this site at a density that would far exceed 
minimum density standards. The provisions of CDC 85.200.J.7 exclude land 
divisions of three lots or less from being required to comply with minimum 
density standards. Please refer to the letter from the applicant’s attorney, 
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Garrett H. Stephenson, dated January 10, 2025 for a full discussion regarding this 
issue. 

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-10. 

 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.  

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 LAND DIVISIONS 

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

A. Streets within subdivisions. 
Comment: This subsection is not applicable in its entirety as the proposal is for a 
partition, not a subdivision. 
 

92.020 IMPROVEMENTS IN PARTITIONS 

The same improvements shall be installed to serve each parcel of a partition as are 
required of a subdivision, as specified in CDC 92.010. However, if the approval authority 
finds that the nature of development in the vicinity of the partition makes installation of 
some improvements unreasonable, at the written request of the applicant those 
improvements may be waived. If the street improvement requirements are waived, the 
applicant shall pay an in-lieu fee for off-site street improvements, pursuant to the 
provisions of CDC 85.200(A)(1). 

In lieu of accepting an improvement, the Planning Director may recommend to the City 
Council that the improvement be installed in the area under special assessment 
financing or other facility extension policies of the City. 

Comment: As discussed under CDC 85.200, above, street improvements to both 
Rosemont Road and Ridge Lane are proposed, as specified in the pre-application 
conference notes. These improvements, as well as other required utilities, are depicted 
on the preliminary utility plan. 
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92.030 IMPROVEMENT PROCEDURES 

Comment:  As required by this section, improvement work will not be commenced until 
plans have been checked for adequacy and approved by the City.  Improvement work 
will not be commenced until a preconstruction meeting has been held.  Improvements 
will be constructed under the City Engineer’s supervision and authorization. All 
underground utilities, sanitary sewers, and storm drains installed in streets by the 
subdivider or by any utility company will be constructed prior to the surfacing of the 
streets. Stubs for service connections for underground utilities and sanitary sewers will 
be placed to a length obviating the necessity for disturbing the street improvements 
when service connections are made.  A digital map showing all public improvements as 
built will be filed with the City Engineer upon completion of the improvements.  

92.040 SPECIFICATIONS FOR IMPROVEMENTS 

Comment: Not an approval standard. This is a guide to actions of the City Engineer. 

92.050 CHANGES IN SUBDIVISION PHASE NUMBERS PROHIBITED 

Comment: Not applicable. The application is for a partition, not a subdivision. 

Chapter 96, STREET IMPROVEMENT CONSTRUCTION 

As required by Subsection 96.010.A.4, street improvements are required because the 
application proposes an increase in dwelling unit density on the site.  

None of the exemptions to road improvement standards as set forth in 96.020 FEE-IN-
LIEU, apply to this project.  

96.030 STANDARDS – As required by this subsection, street improvements will be 
installed to City standards. 

Chapter 99: Procedures for Decision Making: Quasi-Judicial 

This chapter sets forth the procedures to be followed in making a decision on a quasi-
judicial land use application. The proposed partition is such a quasi-judicial proposal. 
The application materials and fee submitted with this application constitute the 
applicant’s responsibilities towards the fulfillment of these requirements. The City will 
provide public notice and will follow these procedures in the review of this application. 

Conclusion: 

The materials submitted in this narrative, attached plans, and application form 
demonstrate that the proposed development conforms to the applicable approval criteria. 
The applicant requests that the application be approved. 
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Designer’s Certification and Statement 
 

I hereby certify that this Drainage Report for the Debok Road Development, has been 

prepared by me or under my supervision and meets the minimum standards of the City of 

West Linn and normal standards of engineering practice. I hereby acknowledge and agree 

that the jurisdiction does not and will not assume liability for the sufficiency, suitability, 

or performance of drainage facilities designed by me. 
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Figure 1:  Vicinity Map 

 

Project Overview and Description 

The proposed project is a proposed 3 lot partition be located at 1470 Rosement Road in 

West Linn.   The project is located in Map Number 21E25CA01500  WM – Tax Lot 01500. 

The proposed project will consist of 2 new parcels and the preservation of the remaining 

house on one parcel.  The two new lots will get access from Ridge Lane on the south side 

of the parcel.   

 

The purpose of this report is to analyze drainage for public improvements within the Ridge 

Lane improvements and the drainage for Lots 2 and 3.  

  

The high point of the site is approximately at Elevation 656.00 and slopes from the 

highpoint at the house to the south at a rate of approximately 9%. The site also slopes from 

the house to the north to Rosemont Road. 

 

The  

 

The native soil is Cascade Silt Loam (3-8% slopes)13B. 

This soil type belongs to soil group C and is considered somewhat poorly drained soil. 

According to infiltration tests conducted by Hardman Geotechnical Services, the soils are 

not conducive to infiltration with infiltration rates of -.36 inches per hour. 

 

In order to manage the additional and replaced impervious areas (2,500 SF), a curbside 

storm planter is proposed. However, due to the locations of the proposed driveway 

aprons, the stormwater planter cannot be located in the downstream portion of the 

frontage. However, since the runoff from impervious areas upstream of the development 
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are currently untreated, the facility will treat an equivalent amount of untreated 

impervious areas. 

  

Methodology 

Due to the fact that infiltration is extremely limited (0.4 to 0.6 inches per hour) the 

drainage approach will be limited infiltration and detention in stormwater planters with 

overflow to the existing storm catch basin to the east on Ridge Lane. In order to 

accomplish this, a storm line will be extended approximately 200 LF to connect to the 

existing catch basin and will extend through the new frontage improvements across the 

site’s Ridge Lane frontage.  

 

Each of Lots 2 and 3 and the frontage improvements will manage its stormwater with a 

flow through planter (with limited infiltration).  

 

Based on the site’s low (negative) infiltration rate, infiltration is not proposed as the 

primary means of disposal. Using the City of Portland PAC calculator, stormwater 

facility was designed using hierarchy level 2C.  This level indicates to treat the runoff 

through the facility’s blended soil and to limit the 2-, 5-, and 10-year storm events to 

predeveloped levels. The post managed runoff will then discharge into the public storm 

system in Ridge Lane 

 

The areas used for each planter are as follows: 

 

Ridge Lane Planter: 4,396 SF 

Lot 2 Impervious Surface:    5,000 SF 

Lot 3 Impervious Surface:    9,000 SF 

 

The Planter Sizes for each area are as follows: 

 

Ridge Lane Planter:    150 SF 

Lot 2:  275 SF 

Lot 3:  500 SF 
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Figure 2:  Existing Conditions 
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Figure 3:  Site Plan 
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Figure 4:  Drainage Plan – Frontage and 2 and 3 Lots 
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Figure 5:  Typical Storm Planter Detail 
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Appendix B 
Infiltration/Geotechnical Information 

 

Soils Maps 
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Figure 6:  Geotechnical Report 
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Figure 7:  Soils Description – Cornelius Silt Loam 23B -  NRCS 
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Figure 8:  Soils Description – Cornelius Silt Loam 23C - NRCS 
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Figure 9:  Soils Map - NRCS 

 



  

 

 

29



  

 

 

30

 
 

 

  

 

 

 

 

 



  

 

 

31

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix C 
PAC Calculator Report 
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Figure 10: Planter  - Ridge Lane PAC Calculator Report 
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Figure 11: Planter  - Lot 2 PAC Calculator Report 
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Figure 12: Planter  - Lot 3 PAC Calculator Report 
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