
SUBJECT: Clackamas County Plan Amendment
DLCD File Number 008-12

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached.  A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
office.  

Appeal Procedures*

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL:  Wednesday, January 30, 2013 

This amendment was submitted to DLCD for review prior to adoption  pursuant to ORS 197.830(2)(b) 
only persons who participated in the local government proceedings leading to adoption of the amendment 
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government.  If 
you have questions, check with the local government to determine the appeal deadline.  Copies of the 
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government.  The notice of intent to appeal must be served and filed in 
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10).  Please call LUBA at 
503-373-1265, if you have questions about appeal procedures.

*NOTE:     The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
        government. A decision may have been mailed to you on a different date than it was mailed to 
        DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA  
       Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Kay Pollack, Clackamas County
Jon Jinings, DLCD Community Services Specialist
Jennifer Donnelly, DLCD Regional Representative
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NOTICE OF ADOPTED AMENDMENT

01/16/2013

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist
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Jurisdiction: Clackamas County 
ZAP 

Local file number: Z0527 -11-CP/Z0528-11-

Date of Adoption: 12113/2012 Date Mailed: 01/09/2013 

Was a Notice of Proposed Amendment (Form 1) mailed to OLCO? ~ Yes 0 No Date: 6/1312012 

o Comprehensive Plan Text Amendment ~ Comprehensive Plan Map Amendment 

o Land Use Regulation Amendment ~ Zoning Map Amendment 

o New Land Use Regulation 0 Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

Amend Maps IV -8, X-CRC-I , & X-CRC-2 : Expand the Clackamas Regional Center Boundary. 
Amend Maps IV-6 and X-CRC-2: Change the Comprehensive Plan designation from PCU, HDR & RCHRD 
to PMU6. 
Amend Map X-CRC-4 & X-CRC-5: Add Monterey Avenue road segment between Stevens Road and Bob 
Schumacher Road. 
Amend Map X -CRC-7: Add Monterey Avenue bikeway segment between Stevens Road and Bob Schumacher 
Road. 
Change the zoning from HDR, OSM and RCHDR to PMU6 on zoning map 1-5. 
Update above maps as needed. 

Does the Adoption differ from proposal? Yes, Please explain below: 

Added Maps IV-6, X-CRC-7 and zoning map 1-5 to those requiring amendments 

Plan Map Changed from: HDR, RCHDR & PCU 

Zone Map Changed from: HDR, RCHDR & OSM 

to: PMU6 

to: PMU6 

Location: 11731 & 12025 SE Stevens Rd; T 15 R2E Sec 33 Acres Involved: 14 

Specify Density: Previous: 25 & 30 DUlAC min New: same 

Applicable statewide planning goals: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 

~~DDDDDD~~~~DDDDDDD 
Was an Exception Adopted? 0 YES ~ NO 
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Did DLCD receive a Notice of Proposed Amendment... 

35-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

OLeo file No. _________ _ 

~ Yes 
DYes 
DYes 

Please list all affected State or Federal Agencies, Local Govemments or Special Districts: 

Metro 

DNo 
DNo 
DNo 

Local Contact Kay Pollack, Senior Planner 

Addre ss: 150 Beavercreek Road 

Phone: (503) 742-4513 Extension: 0 

Fax Number: 503-742-4550 

City: Oregon City Zip: 97045- E-mail Address: kayp@clackamas.us 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 5 working days after the ordinance has been signed by 

the public official designated by the jurisdiction to sign the approved ordinance(s) 
per ORS 197.615 and OAR Chapter 660, Division 18 

I. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting the adopted amendment, please print a completed copy of Form 2 on light green 
paper if available. 

3. Send this Form 2 and one complete paper copy (documents and maps) of the adopted amendment to the 
address below. 

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting finding(s), 
exhibit(s) and any other supplementary information (ORS 197.615 ). 

5. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) by OLCO 
of the adoption (ORS 197.830 to 197.845 ). 

6. 10 addition to sending the Form 2 - Notice of Adoption to OLCO, please also remember to notify persons who 
participated in the local hearing and requested notice of the final decision. (ORS 197.615 ). 

7. Submit one complete paper copy via United States Postal Service, Common Carrier or Hand 
Carried to the OLeO Salem Office and stamped with the incoming date stamp. 

8. Please mail the adopted amendment packet to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 



BEFORE THE BOARD OF COUNTY COMMISSIONERS 
OF CLACKAMAS COUNTY, STATE OF OREGON 

In the Matter of Comprehensive Plan 
Amendments and Zone Change for 
Veritas Investments, Inc., on property 
described as: T1 S, R2E, Section 33 DB, 
Tax Lots 00104,00106,00200,00400, 
00500, 00602, 00603; and T1 S, R2E, 
Section 33 DC, Tax Lots 00100,00200 (partial) 

File No.: Z0527-11-CP I Z0528-11-ZAP 

2012 - 11 ,1 
ORDER NO.-;-_-;--;-;:::--_ 

\ LED (page 1 of 2) 
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~~Clerk 

This matter coming regularly before the Board of County 
Commissioners, and it appearing that Veritas Investments, Inc., made application for Comprehensive 
Plan amendments and zone change on property described as T1S, R2E, Section 33 DB, Tax Lots 
00104, 00106, 00200, 00400, 00500, 00602, 00603; and T1S, R2E, Section 33 DC, Tax Lots 00100, 
00200 (partial), located on the west side of SE Stevens Road and northwest of its intersection with SE 
Bob Schumacher Road, as shown on Exhibit A. 

It further appearing that the planning staff, by its report 
dated July 16, 2012, recommended approval of the application; and 

It further appearing that the Planning Commission, at its July 
23, 2012, meeting, recommended approval of the application; and 

It further appearing that after appropriate notice a public 
hearing was held before the Board of County Commissioners on August 1, 2012, at which testimony and 
evidence were presented , and that a preliminary decision was made by the Board to approve the 
application; 

Based on the evidence and testimony presented, this Board 
makes the following findings and conclusions. 

1. The applicant requests approval of Comprehensive Plan map amendments to expand 
the Clackamas Regional Center to include the entire subject site on Comprehensive 
Plan Maps IV-8, X-CRC-1, and X-CRC-2. 

2. The applicant requests to change the Comprehensive Plan designation from Regional 
Center High Density ReSidential , High Density Residential and Planned Community 
Use to Planned Mixed Use 6 on Comprehensive Plan Maps IV-6 and X-CRC-2. 

3. The applicant requests a corresponding zone change from Regional Center High 
Density Residential (RCHDR), High Density Residential (HDR) and Open Space 
Management (OSM) to Planned Mixed Use 6 (PMU6) on official zoning map 1-5. 
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BEFORE THE BOARD OF COUNTY COMMISSIONERS 
OF CLACKAMAS COUNTY, STATE OF OREGON 

In the Matter of Comprehensive Plan 
Amendments and Zone Change for 
Veritas Investments, Inc., on property 
described as: T1 S, R2E, Section 33 DB, 
Tax Lots 00104, 00106, 00200, 00400, 
00500, 00602, 00603; and T1 S, R2E, 
Section 33 DC, Tax Lots 00100, 00200 (partial ) 

File No.: Z0527-11-CP I Z0528-11-ZAP 

o RD ER NO .----,-2_01_2 --::- _' -:-:' :-:-4_ 
(page 2 of 2) 

4. The applicant requests to amend Comprehensive Plan Map X-CRC-3, Clackamas 
Regional Center Area Design Plan Urban Design Elements, to apply the Local Street 
Grid designation to the subject site. 

5. The Clackamas County Traffic Engineer determines that an essential segment of 
Monterey Avenue needs to be constructed as a Collector Street with Bikeway on the 
subject site in order to provide needed transportation access, resulting in amendments 
to Comprehensive Plan Maps X-CRC-4, X-CRC-5 and X-CRC-7. 

6. This request complies with the applicable provisions of the Statewide Goals, the 
Clackamas County Comprehensive Plan and Zoning and Development Ordinance, 
and all other state and federal laws and regulations. 

7. This Board adopts as its findings and conclusions the Findings and Conditions of 
Approval , hereto attached as Exhibit B. 

NOW, THEREFORE, IT IS HEREBY ORDERED that the 
requested Comprehensive Plan amendments and zone change are approved, official zoning map 1-5 
and Comprehensive Plan Map IV-6 are amended accordingly, and Comprehensive Plan Maps IV-8, X
CRC-1, X-CRC-2, X-CRC-3, X-CRC-4, X-CRC-5, and X-CRC-7 are amended , as shown in Exhibits C, D, 
E, F, G, H and I. These amendments shall become effective on February 11 , 2013. 

DATED this 13th day of December, 2012. 

Chair, Board of County Commissioners 

Record ing ecretary 
~ f~i /l,' 6 "J "') 
.... • I l.. 
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Exhibit B 

Findings and Conditions of Approval 
ZOS27-II-CP; ZOS28-II -ZAP 

December 13, 20 12 

GENERAL INFO RMATION 

Applicani: Neil Nedeli sky. Veritas Investments Co. LLC 

Locati on: North and east of Bob Schumacher Road , west of Stevens Road , a portion 
extending approximately 500 feet north of Monterey Avenue. 

2012 - 11 4 

Legal Description: TIS, R2E, Section 33 DB, Tax Lots 00104. 00106, 00200, 00400, 
00500,00602,00603; TIS, R2 E, Section 33 DC, Tax Lots 00 100, 00200 (partial) 

Owners: New Hope Community Church, Inc., I 173 1 SE Stevens Road, Happy Valley, 
OR 97086: TI S, R2E, Section 33 DB, Tax Lots 00 104, 00 I 06,00200, 00400, 
00500, 00602, 00603 

Clackamas County Development Agency, 150 Beavercreek Road. Oregon Cit y, 
OR 97045: T I S, R2 E, Section 33 DC, Tax Lots 00100, 00200 

Comprehensive Plan Des ignation: High Density Residenti al (HDR). Regional Center 
High Density Residential (RCHDR). and Public and Community Use (PCU) 

Zoni ng Designati on: High Density Residential (HDR), Regional Center High Density 
Residential (RC HDR), and Open Spaee Management (OSM). 

Service Providers: 
I. Sewer: Clackamas County Service Distri ct # I 
2. Water: Sunrise Water Authority District 
3. Surface Water: Clackamas Count y Service District # 1 
4. Fire Protecti on: Clackamas County Rural Fire Distri ct # 1 

Total Area Invo lved: Approximately 14.63 Acres 

Proposal: Expand the Clackamas Regional Center boundary to include the entire s ite; 
change the High Density Residential (HDR), Regional Center High Density 
Residential (RCHDR), and Public and Community Use (PCU) Comprehensive 
Plan designations to Planned Mixed Use (PM U) with a corresponding zone 
change from HDR, RCHDR and OSM to PM U6. 

PMU zone uses: The primary uses allowed within the proposed PM U6 zoning distri ct are 
li sted in Section 1703.03 of the Clackamas County Zoning and Development 

Z0527- 1 I-C I Z0528- I I-ZAP Fi ndings and Conditions 



Ordinance (ZDO) and include office, retail and service commercial uses, 
multifamil y residential uses, institutional uses, open space, hospitality and 
entertailU1lent uscs and celtain wireless tel ecommunication faci lities. 

Background Information on Subject Property and Surrounding Area: 

The subject s ite is part of the greater Eagle Landing Master Plan area, an existing 
plan that was approved by Clackamas County in 1998, which encompasses lands 
that are located both within Happy Val ley and unincorporated Clackamas County. 
The Eagle Landing Master Plan includes si ngle-family residential, multifamily 
residential , office/commercial, and supportive retail uses. The Eagle Landing 
project was a multiphase project, with Phase I having been annexed into Happy 
Valley in 2005. 

To date, tbe spec ific developments located within the Eagle Landing Master Plan 
area that have been constructed or are under construction include: a 72-lot 
detached single-family residential development ; a liS-lot town home 
development; a 85-unit condomini um development (under construction); and a 
128-unit condomi nium development, (under construction). 

Eagle Landing Mixed Use (MU) Development is a proposed mixed use 
deve lopment on approximate ly 32 acres located east of Clackamas Town Center 
and 1-205. The western portion of the Eagle Landing MU Development is located 
in unincorporated Clackamas County and the eastern portion is within the City of 
Happy Valley. On April 3, 2012, Happy Valley adopted a new Regional Center 
Mixed Use (RCMU) zone, amended the Clackamas Regional Center boundary to 
include the Happy Valley portion of the Eagle Landing Mixed Use development 
site, applied the new RCMU zone to approx imately 17.7 acres of the Eagle 
Landing Mixed Use project withi n the City (east of Stevens). This action wi ll 
enable development of approximately 14.63 acres of the project that is within 
Clackamas County. between Stevens Road and Bob Schumacher Road. 

Site Description: The site is bounded on the west by Bob Schumacher Road, 1-205, and 
Clackamas Town Center; on the east by Stevens Road, Happy Valley, the other 
portion of the proposed Eagle Landing M U development site; and on the north by 
multi-family development and a cemetery. See tax assessor/zoning map (Ex hibit 
A). The enti re subject si te is within the Clackamas Regional Center Design Area 
boundary; however, onl y the southern pOltion (RCHDR) of the site is current ly 
within the Clackamas Regional Center design type boundary; a 37 unit multi
family complex is on the southern RCHDR-zoned portion. New Hope Church is 
developed on the northern HDR-zoned pOl1ion of the site. 

Surrounding Condi tions: Monterey Avenue, a major east-west road, is constructed as a 
co ll ector road to the east of the Stevens Road in tersection, and as a minor arterial 
to the west of the Bob Schumacher Road intersection; west of the site Monterey 
Avenue crosses 1-205. C lackamas Regional Center and the MAX light rail Green 

Z0527- II -C I Z0528- 1 I-ZAP Findings .nd Conditions 
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Line Station are located west of the si te across 1-205 . Sunnyside Road is 
approx imately.2 miles south of the intersecti on of Stevens Road and Bob 
Schumacher Road. 

The si te is partially bordered on the north by a mu lt ifamily development zoned 
MR-I . The adjacent 26.62 acres to the nOl1h and east arc occupied by cemeteri es 
and zoned Open Space Management (OS M). The property is bordered on the east 
by SE Stevens Road. The propert y across SE Stevens Road is in Happy Valley, 
zoned OSM and RC MU. Kai er Pennanente is a major regional employer wi th a 
1.1 mill ion-square-foot faci lity south of the site. between SUllnyside Road and SE 
Sunnybrook Boulevard. 

FINDINGS: 

Section I. Comprehensive Plan Map Amendment. This application is subject to the 
Statewide Planning Goals, Metro Functional Plan, County Compre hensive Plan (C P) 
policies and Oregon Administrative Rules (OA Rs). 

Part I - Evaluation of Statewide Plalming Goals . .... ... . . . . .. . . . ........ . . . . . .. .... Page 4 
Pa rt 2 - Eva luation o f Metro Functional Plan . . . . ......... . ... . . . . . . . . ....... . .. . . . . Page 13 
Part 3 - Evaluation of General County Comprehensive Plan Policies ... . . ..... .. Page 16 
Part 4 - Eva luation of High Density Residential , Public and Community Use, 

Regional Center High Densi ty Residential and Plallned Mixed Use 
Plan Designation Poli cies . . .. ....... .... .. . . . .... ... ... ..... . ... .. .. .... .. .... ... . Page 34 

Part 5 - Summary of Fi ndings for the Comprehensive Plan Amendment. .. .. . . . Page 37 

Section 2. Zone Change Amendment. The zone change applicati on is su bject to the 
criteria in Section 1202 of the Clackamas County Zoning and Deve lopment Ordinance 

Part I - Evaluation of cri te ri a in Section 1202 .. . . . ... .. . ... . . . . ..... . . ..... . . . . ... .. Page 39 
Part 2 - Summary o f Zone Change Criteria ... . .......... . ... . ........ . .. .. . . .... . ... . Page 41 

Section 3. Conditions of Approval. . .. .. .. . ..................... . ..... ... .. .. ... ...... .... . Page 42 
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Section I 

Approval of Comprehensive Plan tap Amendment from High Density Residential 
(H OR), Regional Center High Density Residential (RCHDR), and Public and 

Community Use (PCU) Comprehensive Plan Designations to Planned Mixed Use 
(PMU6) 

PART I. Compliance with Statewide Planning Goals: 

A. Goa l I : C it izen lnvo lvemcnt : To develop (J cili=en involvement program thai ensures 
the opportunity jor citizens 10 be involved ina/! phases ojthe plallning process. 

This is a quasi-j udi cial land use appli cation. The Clackamas County Comprehensive 
Plan and Secti on 1300 of the ZDO conta in adopted and ack nowledged procedures for 
citizen involvement and public notifi cation. T hi s applicati on has been processed 
consistent with the notifi cati on requirements in Sec tion 1300 including no tice to 
individual adj acent and surrounding property owners within 300 feet of the subj ect 
propelty, noti ce in the local newspapers, and no tice to affected agencies, dual interest 
parties and to the Community Planning Organization in the area. Ad verti sed public 
hearings were conducted before the C lac kamas County Planning Commission and 
Board of County Commissioners, which prov ided opP0l1unity for additi onal citi zen 
input. 

The proposal is consistent with Goal I. 

B. Goa l 2: Land Use Plannin g: To establi sh a land use planning process and poli cy 
framework as a basis for a ll dec ision and actions related to use o f land and to assure 
an adequate factual base for such decisions and actions. 

I. Goa l 2 require coordination wi th affected governments and agencies. Noti ce of 
this application has been provided to the fo llowing agencies and governments for 
comments: City o f Happy Va lley, Clacka mas County Devclopment Agency, 
North C lackamas School District # 12, C lackamas County Service District # I , 
S unri se Water AuthOlity, North C lac kamas Park Distri ct #3, C lackamas County 
Fire District # I , DTD Tra ffi c Engineering, Sunn yside C PO, DepaI1ment of Land 
Conservati on and Development , and Metro. 

3. Goal 2 requires that a ll land use acti ons be consistent with the ac knowledged 
Comprehensive Plan. The background information and findings provided by the 
applicant and within thi s report, and comments received from agencies and 
interested part ies provide an adeq uate factual base for renderin g an appropri ate 
dec ision consistent with the County Comprehensive Plan. 

This proposal is consistent with Goal 2. 

C. Goa l 3: Agricultu ra l Land: To preserve and ma intain agricultural lands. 

Z0527- II -C I Z0528- II -ZA P Findings and Condil ions 
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The subject property is located within the Metro Urban Growth Boundary. This 
proposa l does not include any land planned or zoned for Agricultural uses. 

Goal 3 is 1I0t applicable. 

D. Goal 4; Forest Land: To conserve forest lands by maintaining the forest land base and 
to protect the state's forest economy by making possible economical ly efficient forest 
practices that assure the continuous growing and harvesting of forest tree spec ies as 
the leading use on forest land consistent with sound management of soi l, air, water 
and fish and wi ldl ife resourccs and to provide for recreational oppotiunities and 
agricu lture. 

The subject property is located within the Metro Urban GroWUl Boundary. This 
proposal does not include any land planned or zoned for Forest uses. 

Goal4 is not applicable. 

E. Goa l 5; Open Spaces, Scenic and Historic Areas. and Natural Resources: To conserve 
open space and protect natural and scenic resources. 

I. Goal 5 resources include open space areas, scenic and historic resources and other 
natural features. Chapters 3 and 9 of the Clackamas County Comprehensive Plan 
identify significant Goal 5 resources within the County. 

2. No outstanding scenic views/sites, wilderness areas, wetlands, hi storic sites or 
structures, cultural areas, potential or approved Oregon recreation trail s are 
located on the subject property. 

Parcel Numbers 12E33DB, Tax Lots 00104, 00106 and 00200 are mapped as a 
Low Habitat Conservation Area (HCA) and thus located with the Habitat 
Conservati on Area District (HCAD). The HCA is a Goal 5 as we ll as a Title 13 
resource, and is also potentially subject to WES Title 3 Water Qua lity Buffers. 
The County Comprehensive Plan (Chapter 3) and the ZOO (Section 706) and 
Water Environment Services stream buffer requirements contain adopted 
implementing regulations to address these resources. These regulations wi ll be 
applied to future development proposa ls on the property and will assure 
compliance with Goa l 5. 

Clackamas County Water Environment Services (WES ) staff reviewed the 
app li cation and submitted comments and recommendations on thi s proposa l. WES 
staff reported that Metro Title 13 maps show Low Value Habitat protection on tax 
lots 12E33DBOO, Tax Lots 00104, 00106 and 00200 that will have to be 
addressed in future development review. 

The proposal is consistent with Goa l S. 

Z0527- II -C / ZOS28- II-ZAP Findings and Conditions 
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F. Goal 6; Air, Water and Land Resources Ouality: To maintain and improve the quality 
of the air, water and land resources of the state. 

The County Comprehensive Plan and ZOO contain adopted implementing regulations 
to protect the air, water and land resources. The County also has adopted public 
facilities and service plans to accommodate all waste and process discharges in order 
to protect watersheds, airsheds and land resources . These regulations will be appl ied 
to any futu re development proposals on the propel1y and will protect the affected air, 
water and land resources. 

This application is consistent with Goal 6. 

G. Goal 7: Areas Subject to Natural Disasters and Hazards: To protect life and propelty 
from natural disasters . 

The subject propel1y is not located within a designated floodplain area. It is located at 
the bottom of the southwest slope of Mt. Scott. According to the State of Oregon 
Department of Geology & Mineral Industries, Geologic Hazards Map of the Lake 
Oswego and Gladstone Quadrangles, the subject property is not located in an area 
subject to natural disasters or hazards. 

This application is consistent with Goal 7. 

H. Goal 8: Recreational Needs: To sati sfy the recreational needs of the citizens of the 
state and visitors and, where appropriate to provide for the siting of necessary 
recreational facilities including destination resorts. 

This proposal does not involve any designated recreational or open space lands , affect 
access to any significant recreational uses in the area, or involve the siting of a 
destination resort . This project will have no impact on the recreational needs of the 
County or State. 

Goal 8 is not applicable. 

I. Goal 9; Economic Development: To provide adequate opportunities throughout the 
state for a variety of economic acti vities vital to the health , welfare and prosperity of 
Oregon's citizens. 

I. This Goal is intended to ensure Comprehensive Plans contribute to a stab le and 
healthy economy in all regions of the state. Goal 9 also requires the County to 
provide for an adequate supply of sites of su itable sizes, types, locations, and 
services for a variety of industrial and commercial uses consistent with plan 
policies. 

2. The Clackamas County Comprehensive Plan has been acknowledged in 
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compliance with Goal 9. OAR 660-009 (Industrial and Commercial 
Development) outlines the standards and criteria to comply with Goal 9. OAR 
660-009-00 I 0(4) outlines the standards and criteria to address any changes to 
acknowledged commercia l, industrial and other employment areas. This Section 
orthe OAR requires any jurisdiction which changes its plan designations of lands 
in excess of two acres within an existing urban growth boundary iTom an 
industrial use designation to a non-industrial use designation , or any other 
employment use designation to any other use designation to address all app li cable 
planning requirements and; 

a. Demonstrate that the proposed amendment is consistent with its most recent 
economic opportunities analysis and the parts of its acknowledged 
comprehensive plan which address the requirements of thi s division; or 

b. Amend its comprehensive plan to incorporate the proposed amelJd11lent, 
consistent with the requirements of this division: or 

c. Adopt a combination of the above, consistent with the requirements of this 
division . 

3. The proposed plan amendment is to change the Comprehensive Plan land use 
des ignation from High Density Residential (HDR), Regiona l Center High Density 
Residential (RCHDR), and Public and Community Use (PCU) Comprehensive 
Plan designations to a Planned Mixed Use PM U designation. The proposed 
amendment does not involve a change from an industrial use designation to a non
industrial use designation or an employment use des ignation to any other 
designation. Therefore OAR 660-009-0010(4) is not applicable. 

4. Generally, because the PMU designation allows more latitude in s iting 
commercial, service commercial , and office uses, this proposal will increase the 
amount of commercia l land for employment oPPOltunitics. 

This proposal is consistent with Goal 9. 

j. Goal 10: Housi ng: To provide for the housing needs of citizens of the state. 

I. This goa l requires local jurisdictions to provide for an adequate number of needed 
housing units and to encourage the efficient use of buildable land within urban 
growth boundaries. OA R 660-007 and 660-008 defines the standards for 
determining compl iance with Goal 10. OAR 660-008 addresses the general 
housing standards. OAR 660-007 addresses the housing standards inside the 
Portland Metropolitan Urban Growth Boundary. OAR 660-007 takes precedence 
over any conflicts between the two rules. 

2. "Needed housing" as used in these rules means housing types determined to meet 
the need shown for housing within an urban growth boundary at particular price 
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ranges and rent levels, including attached and detached single family housing and 
multiple famil y housing for bOlh owner and renter occupancy, government 
assisted housing, mobile home or manufactured dwelling parks and manufactured 
homes on individual lots . 

3. "Buildable land" means residentially designated vacant and redevelopable land 
within the Metro urban growth boundary that is not severely constra ined by 
natural hazards. 

4. The current HOR plan designation and implementing HDR zoning district allows 
for a minimum of approximately 22.5 dwelling units per acre. The current 
RCHDR plan designation and implementing RCHDR zoning district allows for a 
minimum of 30 dwelling units per acre. The current PCU plan designation and 
implementing OSM zoning district is not a residential zone. Under the current 
HDR and RCHOR plan designation a minjmum of395 dwelling units will be 
required on the subject property. 

Policy 5.0 in Section XVII of the Clackamas Regional Center Design Plan Area in 
Chapter 10 of the Comprehensive Plan requires any Comprehensive plan map 
amendment from a residential to a non-residential plan designation to replace the 
lost housing capacity either on-site or on another site within the urban growth 
boundary. 

Pursuant to Policy 5.0 the PMU6 zone was drafted and approved with a 
requirement for 395 dwelling units to be constructed. Compliance with that 
requirement will ensure that there i no net reduction in the buildable land 
inventory and housing capacity in the County. 

T his p ro posa l is consistent with Goa l 10. 

K. Goal I I; Public Facilities and Services: To plan and develop a timely, orderly and 
efficient arrangement of public facilities and services to serve as a framework for 
urban and rural development. 

I . This Goal provides guidelines for cities and counties in planning for the time ly, 
orderly and efficient arrangement ofpublic facilities and services, such as sewer, 
water, solid waste and storm drainage. The Goal requires these public facilities 
and services to be provided at levels necessary and suitable for urban and rural 
uses, as appropriate. This proposal involves the conversion of urban residential 
land to urban mixed use land. 

2. The subject property is located within Clackamas County Service District # I 
which provides sewer and stonn drainage facilities in the area. The property is 
located within Sunrise Water Authority District which provides public water in 
the area . The sewer, stonn drainage and water services and facilities have been 
estab lished in this area consistent with adopted service plans. 
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3. The final design and improvements to the systems will be determined during 
review of future development proposals. This will ensure the facilities are 
designed accordi ng to adopted facility plans and appropria tc to serve urban uses. 
This will also ensure the public facilities and services are orderly and efficient. 

4. The property is a lso appropriately located within the service boundaries of 
Clackamas County Fire District # I. North Clackamas School District # 12, Sunset 
Garbage Coll ecti on District, Clackamas County Sheriffs District and North 
Clackamas Parks District #3. 

S. The subject property is located within the urban growth boundary in an area 
which can be provided with an orderly and cffic ient arrangemcnt of public 
facilities and services to serve a mixed use development. 

This application is consistent with Goa l II . 

L. Goal 12: Transportation: To provide and encourage a safe, convenient and economic 
transportation system. 

I. The Transportation Planning Rule OAR 660-0 12 implements Statewide Planning 
Goa l 12. 

2. OAR 660-012-0060 app li es to any plan map amendment which significantly 
affects a transportation facility. OAR 660-012-0060(1) states, I/un amendment to 
a /unctional plall. an ackllowledged comprehensive plan, or a land use regulation 
(including a zOlling II/ap) would significanllv affect all existing or planned 
transportation/acility. then the local government must put in place measures as 
provided in section (2) a/this rule. unless the amendment is allowed under sectioll 
(3) . (9) or (10) o.fthis I'IIle. A plan or land use regulation amendmel1l significantl)! 
affects a trallsportationfacilily ifit would: 

(a) Change thefimctiollal classification o./on existing or planned 
transportation/acility (exclusive ofcorreclion o/mop errors in an adopted 
plan): 

(b) Change stalldards implementing a/imetional classification system; or 
(c) Result in any a/the effects listed ill paragraphs (AJ through (C) o/thi.I' 

subsectioll based on projected conditions measured at the end o.fthe 
planning period identified ill the adopted TSP. As part a/evaluating 
prajected conditions. the all/aunt a/traffic projected to he generated 
within the area a/the amendmelltmav be reduced i/the amelldment 
includes an enforceable. ongoing reqilirelllentthat would demonstrably 
lilllittra.ffic generation. incillding. but not limited to. transportation 
dell/and management. This reduction may diminish or complele~)' 
eliminate the significant effect o.fthe amendment. 
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(A) Types or levels o./, tmvel or access that are inconsistellt lVith the 
jimctiorlal classificatioll a./' all existing or planned transportation 
facility; 

(8) Degrade the petjnrmance o/,an existing or planned transportaliorl 
j iJcilily slIch Ihat il 1I'01lid not meel the performance sl(llldards 
idenlified in Ihe TSP or comprehensive plan; or 

(C) Degrade Ihe per/,ormance o./,an existing or planned Irallsportalion 
/acility Ihal is otherwise projecled to nOI meel the peljormance 
standards identified in the TSP or comprehensive plan. 

(2) (/'0 local governmelll determines Ihal Ihere would be £I signijicalll eiJecI. Ihen 
the local govemmenl mllsl ellsure Ihat allowed land IIses are consislenl willi the 
idenlified(imction. capacily. alld performance standards o/,Ihefacili~v measured 
allhe end oflhe planning period idenlified in the adopled TSP throllgh olle or a 
combination oflhe remedies lis/ed ill (a) Ilwough (e) helow. lin less Ihe amendmenl 
meets Ihe balancing test in slIbseclion (2)(e) o/,Ihis section or qualifies for partial 
miligation in seclion (II) ofthil' rille. A local governmenlllsing subsectioll (2)(e). 
seclion (3). section (/0) or seclion (II) 10 approve an all/endmenl recogni=es Ihat 
additional molOr vehicle lrafjic congeslion may resull and that other jacility 
providers would nat he expected to provide additional capacitvfor molar vehicles 
in response to Ihis congestion. 

(a) Adopting measures that demonslrole allalVed land uses are consiSlenl wilh 
the planned(iIl1Clioll. capacity, and peljimllance standards o/Ihe 
Iransportal ion faci lilY, 

(b) Amending Ihe TSP or comprehensive p lan to provide transportation 
.fi:tcililies. improvements or services adequale to SIlPpOr/ Ihe proposed land 
IIses consiSlenl wifh Ihe requirements oflhis division; such amendments 
shall in elude a.fill1ding plan or mechanism consislenl wilh seclion (4) or 
inc/ude an amencimenllo Ihe lransporlalionjinonce p lan so thaI the 
/acilily. improvemenl. or service will be provided by the end o/Ihe 
planning period. 

(c) A mending Ihe TSP to modifjl Ihe planned jilllction, capacilvor 
performallce slandards o/the IranSp0rlalion.!Ctcilitv. 

(d) Providing other measures as a condition o/development or Ihrough a 
development agreemel1l or similar.fill/ding method, including , bUI nOI 
limiled to, transporlolion syslem mal1agementmeasures or minor 
IrDnSportation improvements. Local governmel1ls shall. as part o/Ihe 
amendment, specify when measures or improvemenls provided pursuant to 
Ihis subsection will be provided. 

(e) Providing improvemenls thaI would ben~fif modes other Ihan Ihe 
signijicalllly C!iJecled mode, improvemenls tofacililies other thall the 
s ignijicant~y (!flected .fi:tcility , or improvemenls at a lITer 10ca/ioIlS, i/'the 
provider of'the signijical1lly a/recled/acility provides a wriltell stalemelll 
Ihallhe system-wide benefils lire sufjicient 10 balance Ihe significant 
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effect. even though tite improvements would not result ill consistencv./nr 
all performance standards. 

The applicant has submitted a Traffic Impact Analysis (TIA), Technical 
Appendix, and addendum dated August 20 11 , prepared by David Evans and 
Associates, Inc. The T1A includes the proposed level of development for the total 
bui ld out scenario for all Eagle Landing developments. The traffic ana lysis 
eva luation area is bounded by SE Causey Aven ue! SE Wil liam Otty Road to the 
north , Sunnybrook Boulevard to the south , SE 82nd Avenue to the west, and SE 
Valley View Terrace to the east. For this study, DEA focused its analysis along 
the Sunnyside Road corridor between SE 93'd Avenue and SE Valley View 
Terrace and included the State facilities (1-205). 

C lackamas County DTD Traffic Engineers (TE) reviewed the traffic impact 
analys is letters and submitted comments on thi s proposa l. The DTD TE 
determined that with the proposed improvements or required conditions, the 
proposed Comprehensive Plan and zoning map amendments sati sfy the 
requirements of the Transportation Planning Rule of OAR 660- 12-0060 and the 
requirements of ZDO 1202 and the Comprehensive Plan, as it relates to the 
Comprehensive Plan Amendments. 

ODOT also evaluate the TIA and coordinated with DTD TE before submitti ng 
comments and conditions . ODOT staff identified the impacted slate facili ties as 
beinf 1-205, especially the 1-205 and Sunnyside Road interchange, and OR213 
(82" Aven ue). ODOT has no objection to the proposed land use actions with the 
recommended conditions of approval outlined in their memo. 

DTD TE comments and conditions and ODOT comments and conditio ns are 
incorporated into thi s report by reference therei n. The T IA comments /Tom DTD 
TE and ODOT conclude that the proposed Comprehensive Plan amendment can 
be mitigated so that it wi ll not significantly affect the transportation facility as 
desc ribed in OAR 660-0 12-0060( I). 

With mitigating measures applied as laid out in DTD TE and ODOT conditions, 
the application can be consistent with G oal 12. 

M. Goa l 13; Energy Conservation: To conserve energy. 

This proposa l will have no impact on any known o r inventoried energy si tes or 
resources. There are no planning or implementation measures under thi s Goal 
applicable to this application. 

Goal \3 is not applicable. 

N. Goa l 14; Urbanization: To provide for an orderly and efficient transi tion from rural to 
urban land uses. 
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The subject property is locat.ed within the UGB and currently designated for urban 
uscs. This proposal does not involve a change in (he location of the UGB, a 
conversion of rural land to urban land , or urbani zable land to urban land. There are no 
planning or implementation measures under this Goal app licable to this application. 

Coal 14 is not applicable. 

O. Goal IS: Willamette River Greenway: To protect, conserve, enhance and ma intain the 
natura l scenic, historical, agricu ltural , econom ic and recreational qua lit ies of lands 
a long the Willamette Rivcr as the Willamette River Greenway. 

The subject property is not located within the Willamette River Greenway. 

Coal ISis not applicable . 

P. Goa l 16: Estuarine Resources; Goa l 17 Coastal Shore lands; Goal 18 Beaches and 
Dunes; and Goal 19 Ocean Resources. 

Coals 16, 17, 18 and 19 arc not applicable in Clackamas County. 
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PART 2. Compliance with Metro Functional Plan: 

The subject property is located within the Metro Urban Growth Boundary (UGB) and 
subject to the requirements of the Metro Functional Plan (M FP). The northern portion 
of the subjcct property is designated as a "Neighborhood" and the southern pot1ion of 
the property is within the Clackamas ;'Regional Ccnter" design type designation on 
the County Comprehensive Plan in compliance with thc Metro Functional Plan. See 
Map IV-S of the Comprehensive Plan (Exhibit C) 

A. Neighborhoods are defi ned as primarily residential areas which are accessible to jobs 
and neighborhood businesses. This broad category includes areas set aside for homes , 
parks and open space, schools, public services, and neighborhood busi ness uses. The 
intent is to facilitate the Region 2040 Inner Neighborhood design type. Inner 
Neighborhoods are defined in the Urban Growih Management Functional Plan 
(UG MFP) as Residenlial areas accessihle 10 jobs and neighborhood hush/esses willi 
smaller 101 sizes .... 

B. Regional eel/IeI' is defined as an area that is the focus of compact development, 
redevelopment, high quality transit service and multi-modal street networks. The 
intent of the Regional Center is to provide an area for the most intense development 
and highest densities of employment and housing. 

Title 1: Housing Capacity 

C. Title I of the Urban Growth Management Functional Plan (UGMFP) is app li cable to 
this proposal. Title I of the UGMFP outlines the requirements for maintaining or 
increasing housing capacity. 

The findings under Goal 10 of the Statewide Planning Goals and Chapter 10 of the 
Comprehensive Plan demonstrate thi s proposa l will not reduce the housing capacity 
in the County because replacement housing will be required on site through 
application of the Planned Mixed Use plan designation and the PMU6 zone. 
Therefore this proposa l will not reduce the housing capacity in the County. 

Title 3: Water Quality and Flood Management 

Title 3 of the Urban Growth Management Functional Plan (UGMFP) is applicable to thi s 
proposal. Ti tl e 3 outlines the requirements for protecting the beneficial water uses and 
functions and values of resources within the Water Quality and Flood Management Areas 
by limiting or mitigating the impact on these areas from development activities and 
protecting life and property from dangers associated with nooding. 

A Low Habitat Conservation Area (HCA) is mapped within the northern portions of the 
subject s ite. The HCA is a Goa l 5 resource: it is also potential ly subject to WES Title 3 
Water Quality Buffers. The County Comprehensive Plan (Chapter 3), sections 706 and 
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709 of the ZDO and C lackamas County Water Environment Serviccs stream buffer 
requirements contain adopted implementing regulations to protect these resources. These 
regulations wi II be appl ied to future development proposa ls on the property and wi II 
assure compliance with Title 3. 

Title 6: Cent ers, Corridors, Station Com mu nities and Mai n Streets 

The Regional Framework Plan identifies Centers, Corridors, Main Streets and Station 
Communities throughout the region and recogni zes them as the principal centers of urban 
life in the region. Title 6 ca ll s for actions and investments by ci ties and counti es, 
complemented by regional investments, to enhance thi s role. The following excerpts 
outline the structure and process of the designations. 

3.07.620 Actions and In vestmenlS ill Centers, Corridors, Station Communities and Main 
Streets 

A ... County may seek recognition ora Center when Ihe/ollowing requirements are 
completed. 
• A boundarv cOllSistent with the Regional Functional Plan is established. 

The Clackamas Regional Center was adopted in 1998 and recognized by Metro. 
Currentl y the Regional Center boundary inc ludes the Regional Center High 
Density Residential parcels in the southern portion of the subject site . Thi s 
application proposes to amend the acknowledged Regional Center Boundary to 
include the entire subject s ite. 

• An assessment o/the/ollowing, as they apply to mixed use, pedestrian./i'iendly 
and transit-supportive development in the area: physical and market conditions. 
the physical and regulatOJY barriers. how the code applies to or might be revised 
to encourage, and existing and potential incentives 10 encourage. 

The application of the PM U Comprehensive Plan des ignation and the PM U6 zone 
desil,'11ation will assure that, at the time o f development review, appropriate 
standards and criteria to achieve high qua lity "mixed lise, pedeslrianji'iendly and 
trallsil-supportive development in the area" will be applied. 

3.07.640 Activity Levels for Centers, Corridors, Stati on Communities and Main Strects 

A. Centers, Corridors, Slatiol/ Commllnilies al/d Main Streets need {/ critical number 
o/'residents and \\ 'orkers to be vibrallf lind succes,ljid. The/ollowing average Ilulllher 
o/'residents and workers per acre is recollllllended/or each: 
• Regional Centers - 60 persons. (( mix oruses and a mix (,/, ho/lsing types 

As anal yzed below under Planned Mixed Use Policy 6.4, the application of the PM U 
Plan des ignation to thi s si te would achieve 60 persons per acre or grea ter, as well as 
assuring a mix of uses . 
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3.07. 650 Cel1fers. Corridors. Station Communities and Maill Streets Map 
• The map sholl's the bOlllldaries established purslIall1to this title. 
• Process/or expallding the bOllndCIIY a/a Center. incillding notifo.ing Metro 

Metro was timely noti fi ed of thi s application: no comments were received from 
Metro . If the app lication is approved, Metro wi ll be notified and the Clackamas 
Regional Center boundary will be modifi ed on Metro maps. 

Title 13: Nature in Neighborhoods 

The purposes of the Nature in Neighborhoods program are to ( I) conserve, protect, and 
restore a continuous ecologically viab le streamside corridor system, from the streams' 
headwaters to their confluence with other streams and ri vers, and with their fl oodplains in 
a manner that is inteb'fated with upland wi ldlife hab itat and witb the surrounding urban 
landscape; and (2) to control and preven t water po llution for the protection of the public 
hea lth and safety, and to maintain and improve water quality throughout the region. The 
program inventoried and designated Habitat Conservation Areas (HCA) and required 
Metro jurisdictions to adopt and protect the areas. Clackamas County complies wi th 
Metro HCA requirements through Chapter 3 o f the Comprehensive Plan and Section 706 
of the ZDO. 

A Low Habitat Conservat ion Area is mapped in the northern portions of the subject site. 
The HCA is a Title 13 resource. The County Comprehensive Plan (Chapter 3) and 
Secti on 706 of the ZDO and Clackamas Count y Water Environment Services stream 
buffer requirements contain adopted implementing regulations to protect these resources. 
These regulati ons will be applied 10 future development proposa ls on the property and 
wi ll assure compliance wi th Title 13. 

This proposal is consistent with the Metro Functional Plan. 
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PART 3. Compliance with C lackamas County Comprehensive Plan Policies: 

A. C hapter I; Introduction : This Chapter identifies the purpose of lhe Comprehensive 
Plan and how to use the Plan. 

This Chapter of the Plan includes a general introduction to the plan and describes how 
to usc the plan. This Chapter does not include any Goals or Policies applicable to a 
quasi-judicial land use application. 

Chapter I is not applicable. 

B. Chapter 2; Citizen Involvement: The purpose o f thi s Chapter is to promote citizen 
involvement in the governmental process and in all phases of the planning process. 

Policy 1.0 is the on ly policy in Chapter 2 that applies to thi s review: Require 
provisionsjor opportunities/or citizen particliJa tion in preparing and revising local 
land use plans and ordinances. Insure opportunities/or broad representatiOIlS. 1I0t 
onlvof property owners and Counrywide ~pecial interests, but also of those persons 
with ill the neighborhood or areas in question. 

The Clackamas County Comprehensive Plan and ZDO have adopted and 
acknowledged procedures for citizen involvement. This application has been 
processed consistent with those procedures. Specifically, the County has provided 
notice to the Citizen 's Planning Organization in the area (Sunnyside CPO), to 
property owners within 300 feet of the subject property, and published public noti ces 
in the newspaper consistent with State law and Section 1302 of the ZDO. The 
Planning Commission and Board of County Commissioners wi ll also hold one or 
more public hearillgs, as necessary. consistent with Section 1303 of the ZDO. These 
public mai lings, notices and hearings will ensure an opportunity for citizens to 
participate in the land use process. 

This application is consistent with Chapter 2. 

C. Chapter 3; Natural Resources and Energy: The purpose of thi s Chapter is to 
provide for the planning, protection and appropriate use of the County's land, water 
and air resources, mineral and aggregate resources, wildlife habitats, natural hazard 
areas and energy sources. 

This Chapter contains eight di stinct Sections addressing; I) Water Resources; 2) 
Agriculture; 3) Forests; 4) Mineral and Aggregate Resources ; 5) Wildlife Habitats 
and Distinctive Resource Areas; 6) Natural Hazards; 7) Energy Sources and 
Conservation and: 8) Noise and Air Quality. Each of these Sections i addressed 
below. 
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I. Water Resources: This Section of the Chapter identifies policies applicable to 
Rivcr and Stream Corridors, Principal River Conservation Areas, Strcam 
Conservation Areas, Habitat Conservation Areas, Water Quality Resource Areas, 
Wetlands and Groundwater. 

a. River and Stream Corridors and Principal River and Stream Conservation 
Area Policies: 

No river, stream or principal river is identified on the site . However, parcel 
Numbers 12E33DB, Tax Lots 00 I 04,00 I 06 and 00200 are mapped as a Low 
Habitat Conservation Area (HCA) and thus also potentially subject to WES 
Title 3 Water Quality Buffers as reported under the Goal 5 findings above. 

b. Habitat Conservation Areas: 

19.0 For areas that are inside the Metropolitan Service District (Metro) 
Boundary or the Portland Metropolitan Urban Growth Boundary (UGB), 
designate Habitat Conservation Areas as required by Title 13 of the 
Metro Urban Growth Management Functional Plan, a Statewide 
Planning Goal 5 program for riparian corridors, wetlands, and wildlife 
habitat. 

20.0 Regulate development in Habitat Conservation Areas (HCA), and on 
parcels that contain HCAs, in a manner consistent with Metro's 
acknowledged Goal 5 inventory. significance detennination, and 
Economic, Social, Environmental, and Energy analysis. 

Part of the site is overlaid with a Low Habitat Conservation Area (HCA). At 
the time of development , this value will be reviewed and appropriately 
protected pursuant to ZOO Section 706. 

a. Wetlands: There are no wetlands identified on the North Urban Wetland 
Inventory or on the National Wetland Inventory on the subject property. 

b. Groundwater: The subject property is not located in any Limited or Cri tical 
Groundwater Area identified by the Oregon Department of Water Resources. 

2. Agriculture: This application does not involve any land planned or zoned for 
Agricultural uses. There are no policies in this Section of the Comprehensive 
Plan applicable to this proposal. 

3. Forests: This application does not involve any land planned or zoned for Forest 
uses. There are no policies in thi s Section of the Comprehensive Plan applicable 
to thi s proposal. 
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4. Mineral and Aggregate Resources: The subject property is not identifi ed on the 
In venlOlY olMineral and Aggregate Resource Sites in Table 111-2 of the 
Comprehensive Plan. There are no policies in this Section of the Comprehensive 
Plan app licab le to thi s proposal. 

5. Wildlife Habitats and Distinctive Resource Areas: There are no signifi cant 
wi ldlife habitats or scenic areas identified on Map 111-2 or 11 1-3 of the 
Comprehensive Plan located on or near the subject property. There a re no polic ies 
in this Section of the Comprehensive Plan app licable to thi s proposa l. 

6. Natural Hazards: This Secti on of the Chapter identifies policies app li cab le to 
fi oodplains, natural and geologic hazards, steep hill sides and areas with limiting 
soil characteristics such as shrink-swel l soi ls, compressed soils, ctc. 

The subject property is not located within a designated fioodplain . Accordi ng to 
the Department of Geology & Mineral Industries (DOGAMI), Geo logic Hazards 
Map of the Lake Oswego and Gladstone Quadrangles maps there are no natural or 
geo logic hazards, steep slopes or shrink-swell soi ls located on the property; the 
site is classified as havi ng wet soi ls and high water tab le. The si te is located at the 
bottom of the southwest slope of Mt. Scott. Wildfire hazard and eal1hquake 
haza rd are both ranked low. There are no policies in thi s Section of the 
Comprehensive Plan app licab le to thi s proposal. 

7. Energy Sources and Conservation: There are no policies in thi s Section applicable 
to thi s application. 

8. Noise and Air Ouality. There arc no policies in thi s Section applicable to thi s 
application. 

This application is consistent with Chapter 3. 

D. C ha pter 4; Land Use: The Land Use secti on of the Plan includes the defi nitions for 
urban and rural land use categori es, and outlines policies for determining the 
appropriate Comprehensive Plan land use designation for all lands within the Count y. 

Thi s Chapter contains three di stinct Sections addressing; I) Urbani zati on; 2) Urban 
Growth Concept ; and 3) Land Use Po li cies for the following Land Use Plan 
designations; Residential, Commercial, Industri a l, Open Space and Floodplains, Rura l 
Communities. Rural, Agriculture and Forest. Each of these Sections is addressed 
below. 

I. Urbanization Section. This Section of the Plan outlines polices guiding land use in 
Immediate Urban Areas, Future Urban Areas, Future Urban Study Areas and 
Urban Reserve Areas. 

The property sati sfi es the dcfinition of Immediate Urban Area which includes 
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lands within the Metro Urban Growth Boundary (UGB) and meeting one of the 
following conditions: 

I. Served by public services (illeludillg sewer. water. stormwater./ilcilities. alld 
transpartat iOIl/aci Ii lies): 

II. Included within boundaries o/cifies or with ill special districts capable oj' 
providing pubiie iierviceii alld planned to be served in the lIear /ilture: or 

iii . Substalltial/v developed or surroullded by development at urball densities. 

Immediate urban areas are planned and zoned for urban uses. The subject 
property is located within the UGB and within the Clackamas Count y Service 
District and Sunrise Water Authority District , which are capable of providing 
sewer, water and stonnwater facilities to the property and area. The property is 
substantiall y surrounded by development at urban densities. The subject property 
is located adjacent to land within the City of Happy Valley and has fro ntage on 
minor arterial and collector urban roads. The subject property clearly sat isfies the 
definition of Immediate Urban land. The proposed PM U designation is an urban 
plan designation. 

3.0 Land use planning for urban areas shall integrate all applicable policies found 
throughout the Plan including the following: 

a. Locate land uses of higher density or intensi ty to increase the effectiveness 
of transportation and other public facility investments. 

The subject proposal would increase densities immediately adjacent to the 
current Regional Center by expanding the Center and app lyi ng the PMU 
designation. Such an amendment is additionall y appropriate because 
Happy Vallcy has expanded the Regional Center boundary and applied a 
sim ilar mixed use designation to the property immediately to the east of 
the subject site. 

b. Encourage infilling of Immediate Urban Areas with a minimum of 
disruption of existing neighborhoods. 

The subject proposal would intill the subject si te without disrupting 
existing neighborhoods. Some property to the north and east is a 
cemetery. The remai ning property to the north is occupied by a 
multifamil y development. The property to the east is yet to be developed, 
but has been desi6'11ated mixed use by Happy Valley. 

c . Enhance energy conservation and transportation system efficiency by 
locating opportunities for housing near work and shopping areas. 

The proposal wou ld amend the current multifamily dwelling designation 
to a mixed use plan designation , which requires master planning for a 
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mi xture of uses, higher floo r area ratio and densities, pedestri an ameniti es 
and some open space. A mixture o f uses provides the opportun ity for 
housing near work and services. 

d. Integrate deve lopments combining retail ing, offi ce, and medium and high 
density housing at places wi th frequent transit service and pedestrian 
faci liti es. 

The proposed Planned Mixed Use site is served by frequent bus service 
and the MAX Light Rail Green Line stati on is immedia tely across 1-205. 

T his proposa l is consistent with the Urba n iza tion policies of thi s C hapter. 

2. Urban Growth Concept Secti on: This secti on of the Land Use Chapter is intended 
to implement the Region 2040 Growth Concept as it applies to C lackamas 
County. It provides for design type areas that are consistent with the genera l 
locati ons shown on the Region 2040 Growth Concept Map. 

The subject prope rt y is located within the boundari es of the Region 2040 Concept 
Plan identifi ed on Map IV-8, and designated part iall y with a " Regional Center." 
and partiall y as a "Ne ighborhood" design area. The Regional Center and 
Neighborhood design types are described above unde r Compliance with Metro 
Functi onal Plan. The goal s and po li cies applicable to the C lackamas Regional 
Center are located in Chapter 10: Clackamas Regiona l Center Area Design Plan. 

Regional Center 

1.0 The Regional Center des ign type designati on is appl ied to the Clackamas 
Regiona l Center, as identified on Map IV-S . The goals and poli cies appli cable to 
the C lackam as Regional Center are located in Chapter 10: C lackamas Regional 
Ccnter Area Design Plan. 

The applicati on proposes to modi fy Map IV-8 and X-C RC- I by expanding the 
Regional Center Boundary. The PM U land use designati on is consistent with 
goa ls and po licies in Chapter 10. 

The poli cies pertaining to Future Urban areas, Future Urban Stud y areas and 
Urban Reserve areas are not applicab le to thi s application because the subject 
property is located with in the UGB and is considered an Immediate Urban Area. 

T his appli cation is consistent with the Urban Growth Concept poli cies of this 
C ha pt er·. 

4 . Land Use Plan Designati ons: The subject property is currentl y designated High 
Density Residentia l. Regional Center High Densi ty Residential. and Publi c and 
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Communit y Use on the Comprehensive Plan map. The proposed amendment is to 
change the plan designation to Planned Mixed Use. 

The High Density Residentia l poli cies in the Residential Section of Chapter 4, and the 
Public and Community Use polic ies in the Open Space and Floodplains Section of 
Chapter 4 are appl icable to th is proposa l. The remaining polic ies for the Low Density 
Residential , Medi um Density Residentia l, Medium High Density Residential , Special 
High Density Residential , Commercial, Industrial, Unincorporated Communities, 
Rural , Agri culture and Forest plan designations in this section of the plan are not 
applicab le . The Regional Cen ter High Density Residential and the Planned Mixed 
Use plan pol icies located in Chapter 10 are also appl icable. 

The polices for High Density Residential , Regional Center High Density. Public and 
Community Use. and Planned Mixed Use are eva luated in Part 4 of thi s report. Based 
on the findings in Part 4 the subject property satisfies both the High Density 
Residential , Regional Center High Density Residential and PMU plan policies. 

This application is consistent with the Land Use Designation policies in this 
C hapter. 

E. C hapter 5; Transportation : This Chapter outlines policies addressi ng all modes of 
transportation . 

T hi s Chapter contains six distinct Sections addressing: I) Roadways; 
2) Transportation Demand Management; 3) Parking: 4) Transit: 5) Pedestrian and 
Bicycle Fac ilities and: 6) Freight, Rail . Air. Pipelines and Water Transportation. Each 
of these Sections is addressed below. 

I. Roadways: The purpose of this Secti on is to create and maintain a safe, 
continuous County-wide road system that accommodates movement by all modes. 
The adopted County Roadway Standards are also used to ensure a safe and 
adeq uate road system. The following policies apply to thi s appli cation: 

a. Functional Classifications and Roadway Standards: 

1 1.0 Limit zone challge approvals to those that will 1I0t require a roadway as 
planned ill the Capita/ lmprovemellt Plan to be redesigned or ill creased 
to a higher jimctiollal classificatioll ill order to mailltaill the millimum 
acceptable pellaI'll/aliCe el'alaation Level-aI-Service standard. State 
trllnsportation/ilcilitie.l' shall be evaluated accordillg to the Oregon 
Highway Ploll. 

The findings under Goa l 12 state that , wi th mitigation by the app li cant, the 
required level of serv ice can be maintained. 

b. Access Standards: 
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14.0 Plan ami ('o ntrol access onto roads 11'ithin the COlln(I'. as shown Oil 
Table V-5. ji)I' IIrban areas.. .. 

Table V-5 directs access for developments with frontage on both an arterial 
street and other lower classification streets to be located on the street with the 
lower functional class ification . Because the subject property wi ll have 
frontage on Bob Schumacher Road , classified as a Minor Arteria l, Stevens 
Road, classified as a Co ll ector, and Monterey Avenue, to be classified as a 
Collector, access to thi s site should be restricted to Stevens Road or Monterey 
Avenue. A condition of approva l is warranted to that a ffect. 

c. Operating Standards 

33.0 Limit zone change approvals to those that will not reduce the Level 0/ 
Service % roadwav as planned in the Capital !l1Iprovemel1l Plan below 
the minimum acceptable perfo rmance evaluation Level-aI-Service 
slandarc/. Stale/acilities shall be evaillated according 10 Ihe Oregon 
Hig hway Plan 

DTD TE reviewed the Traffic Impact Analysis of thi s proposed 
Comprehensive Plan amendment and zone change and has confimled that, 
with appropriate mitigation, the req uired Level of Service can be achieved. 
ODOT TE and planners ha ve also concurred with conditions of approva l 
developed by DTD TE. 

This policy is met. 

2. Transportation Demand Management. This Section outlines strategies to achieve 
efficiency in the transporta ti on system by reducing demand and vehicle miles 
traveled. 

There are no policies in thi s Section of the Chapter applicable to thi s app licati on. 

3. Parking. This Section of the Chapter outlines policies for parking standards to 
meet the Region 2040 Growth Concept Plan, TranspOItation Planni.ng Rule and 
DEQ's Air Quality Maintenance Plan . 

There are no policies in thi s Section of the Chapter applicable to thi s applicati on. 

4. Transit. This Secti on of the Chapter outlines policies for accommodating transit 
services and fac ilit ies. 

There are no poli cies in thi s Section of the Chapter applicable to thi s application. 

5. Pedestrian and Bicycle Facilities. Thi s Sect ion of the Chapter outlines policies for 
provid ing pedestrian and bicycle faciliti es. The V-7a. Essentia l Pedestrian 
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Network Map V-So The following policies app ly. 

5. () PromOle grid-so'eel developmenl pOIterns 10 provide (lirecl mliles/rom 
neighhorhoods 10 deslinati{)lIsfreqllellled l~y pedeSlri(IIl.l' alld biL:vC/isls. 

The proposal includes amendment of Map X-CRC-3 to expand the grid street 
system wi thin the expanded CRC boundary. 

6.() COllslruel all wa lkways. bikeways. and lrails as desigllaled onmap.l' V-7a. V-
7b. and V-B. and as adopled ill Special TrallSpOI'/alioll Plans. 

On Map V -7a, Planned Bikeway Network Map (Urban), Bob Schumacher 
Road is shown as having an ex isting bikeway; Stevcns Road is shown as 
havi ng a proposed bikeway. Both roads have bikeways on them now. 
Monterey Avenue is being added on Map X-CRC-7 as a Planned Bikeway. 

On Map V-S, Essential Pedestri an Network, Bob Schumacher Road and 
Stevens Road are both identified on the Essential Pedestri an Network. 
Sidewalks are currentl y developed along the frontage of the subject property 
on both roadways. Sidewalks wi ll be required with the fu ture required 
constructi on of Monterey Avenue on the subject si te. 

6. Freight, Rail, Air, Pipelines and Water Transportation. This Section of the 
Chapter outlines policies app li cable to these va ri ous travel modes of movement of 
people and goods. 

There are no policies in thi s Section of the Chapter applicable to this app licat ion. 

This proposal is consistent with Chapter 5. 

F. Chapter 6; Housing: The purpose of the Housing Chapter is to, Provide 
opporlunitiesjor a varierv o(ho!lsing choices. includillg low and moderale income 
housillg. 10 meet the needs. desires. andjillancial capabililies of all Clackamas 
COllnty residenls 10 Ihe vear 2() I O. 

The need to provide and maintai n housing choices is add ressed in the findings under 
Statewide Planning Goa l 6 and under the Metro Functi ona l Plan Title I. Those 
findings demonstrate th is proposa l wi ll not decrease the mi nimum number of 
dwelling units currently required or the variety of housing choices in the 
unincorporated areas of the Count y. Tho e findings are adopted by reference to 
address thi s Chapter of the Comprehensive Plan. 

This proposal is consistent with Chapter 6. 

G. Chapter 7; Public Facilities and Services: The goal of the Public Facilities and 
Services Chapter is to ensure an appropriate level of public fac ilities and services are 
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necessa ry to support the land use designations in the Comprehensive Plan. and to 
provide those facilities and services at the proper time to serve the development in the 
most cost e ffective way. 

I. Policies 12.0, 18.0 and 26.0 require a coordinated review of development 
applications with the appropriate sewer, stonn water and water service providers 
to ensure that approval is not granted in absence of these faci lities or concurrently 
with the deve lopment. Although this applicat ion is not a development application , 
this goal requires a finding that there are adequate public facilities and services to 
support the Comprehensive Plan land use designation. 

2. The property has adequate fire protection and law enforcement services. The 
property is located within Clackamas Rural Fire Protection Di strict # I. The 
C lackamas County Sheriff Department provides law enforcement serv ices in the 
area . 

3. This proposal will have no impact on the school district because the minimum 
number of dwelling units is not changed. 

4. The subject property is located in C lackamas County Service District # I which 
provides sewer and storm drainage facilities and services in the area. CCSD # I 
subm itted comments demonstrating that the public sewer and storm drainage 
facilities are adequate or can be made adequate to support uses allowed under the 
proposed Planned Mixed Use plan designation . 

5. The subject property is located in the Sunrise Water Authority District. The 
Sunrise Water Authority District subm itted comments that water service is 
availab le and adequate capacity is or can be made available to serve the 
deve lopment. 

6. The subject property is located ill an area with an appropriate level of public 
facilities and services necessary to SUpp0l1 the PMU plan designation . 

T his a pplication is consistent with C hap ter 7. 

H. C hapter 8; Economics: The goa l of the Economics Chapter is to ESlablish a broad
based. slable and growing ecol1omv 10 provide employmenl opporllll1ilies 10 meellhe 
needs oflhe Counly residenls. This Chapter contains 4 Sections related to; 1) 
Existing Industry and Business: 2) New Industry and Business; 3) Coordination: and 
4) Target Industries. 

I. Policy 2.5 under the ew lndustry and Business Section is app licab le to this 
application: Encourage the local ion of business and indu.l'II:v in areas Ihal 
minillli::e thejourney 10 work alldlor{acililale mass lrallsilusage for Ihejou/'lley 
10 work. 
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This proposal will create a new Planned Mixed Use plan designation in the 
Clackamas Regional Cen ter. A PlaIUled Mixed Use area combines residential and 
cmployment opportunities. The property is also located in proximity to a mixed 
usc area in the City of Happy Valley, to other multifamily development to the 
north , and a few hundred feet south is Kai ser Permanente, a major regiona l 
employer. The property is located immediately across 1-205 from the Clackamas 
Town Center and the MAX Light Rail Green Line Station. The property is also 
located on a Tri -met bus line. The proximity of thi s property to high quality 
transportation and employment opportunities provides an emp loyment area that 
will minimize journey to work and facilitate mass transi t usage in the area. 

T his policy is met. 

This application is consistent with C hapter 8. 

I. C hapter 9; Open Space, Parks, and Historic Sites: The purpose of thi s Chapter is 
to protect the open space resources of the County, to provide land, facilities and 
programs which meet the recreation needs of County residents and visitors, and to 
preserve the historical , archaeologica l, and cultural resources of the County. 

The subject property does not include any lands designated as open space or park 
land. There are no Historic Landmarks, Historic Districts or Historic Corridors on or 
adjacent to the subject property. 

C hapter 9 is not applicable . 

.I . Chapter IOj Com munity Plan and Design Plans: This Chapter of the 
Comprehensive Plan includes the Mt. Hood Community Design Plan, Kruse Way 
Design Plan, Sunnyside Vi llage Plan, Clackamas Industrial Area and orth Bank of 
the Clackamas River Des ign Plan, Clackamas Regional Center Area Design Plan, 
Sunnyside Corridor Community Plan, and McLoughlin Corridor Design Plan . 

The subject property is located within the Clackamas Regional Center (CRC) Area 
Design Plan boundary. Chapter 10 inc ludes the land use, transportation, housing and 
urban design goa ls and policies that are specific to the Clackamas Regional Center 
Area. The goals and polic ies in Chapter 10 take precedence where conflicts ex ist 
between other parts of the Comprehensive Plan. 

The southern portion of the subject property is located within a subarea identified as a 
Regional Center, whieh is a Metro Region 2040 Growth Concept Design Type, 
described as follows: AI/ area wilh Ihe Clackamas TowlI Cen ler as irs locus poilll is 
desigllaled a "regional celller . .. The bOlll1darv is SltoWII on Map X-CRC- I. The 
Clackamas RegiontJ! Cel/ler is inlended 10 be lite/DeliS a/lite most intellse 
developmenl and hig/tesl del1silies 0/ employment and housing in unincorporated. 
urban Clackamas CoUll ty. wilh high quality trallsit service alld a multi-modal street 
nelwork. 
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The following policies from the C RC Plan are app licablc to thi s application. 
(N umbering used below is the same as in Chapter 10: iralics del/ote qlloted lexl.) 

LA ND USE POLICiES: 

I. Land Use Policies Genemll\, 

1.0 Mixed Use 

A mix o/lises will be required 10 be maSler planned and developed in 
Planned Mixed Use designaled areas. 

The Planned Mi xed Use (PM U) secti on of the ZDO (Section 1703) 
implements the PMU Plan designation and requires the site to be master 
planned and developed wit h a mix of uses. The proposa l is to app ly the 
PM U6 zone to the subject property. 

This policy is met. 

3.0 Multifamily Residentia l 

The/allowing primarilv mlllti!ami(v residenlial desigllalians shall be 
provided in the Clackamas Regional Center Design Plan area: Regional 
Cenler High Density Residential. High Density Residential. Medium High 
Density Residential. and Medium Density ResideJ1liai. 
Mullij(nnilyareas wilhin Ihe Clackamas Regional Cel/ler Design Plan 
Area shall: 

The northern portion of the subject site is designated High Densit y 
Residential. and the southelll portion of the site is designated Regional 
Center High Density. These designations are consistent with the C RC 
Plan. 

II. Land Use Policies fiJr Ihe Clackamas Regional Cenler Design Tllpe Area 

i .O Within the Regional Center bOllndary shown on Map X-CRC- I. areas 
shall be planned 10: 

I . J Provide/or high inlensily developmenlto accol11modale projected 
regional increases in housing and employmenl. il/cluding mixed lise 
developmenl. 

1.2 Provide/or and capilalize on high qua lily lransil service. 
1.3 Allow/or a mix a/land uses 10 supporl pllblic lransportation and 

bicycle and pedes Irian usage. 
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1.4 Provide /or Ihe open space and recrealionneeds o/residenlS al/{I 

employees a/the area. 
I. 5 Supporl a multi-modal .\·lreet network. 

T he approva l of thi s applicat ion would ex pand the Regiona l Center 
boundary to include the entire subj ect site and apply the PM U Plan and 
PM U6 zone designati ons. Approva l would result in the requirement fo r 
master planning and developing a mi xed use deve lopment and woul d 
support hi gh qualit y transit service. Deve lopment standards would 
include: hi gher densities and fl oor area ratios, high urban des ign 
amenities, good bicyc le and pedestri an access to nearby j obs and services; 
and provide 10 percent open space in the development. 

This policy is met. 

2.0 Planned Mixed Use 

These policies are eva luated under Part 4 . 

4.0 Regional Center High Densiry Residential 

These policies are evaluated under Part 4. 

6.0 Amendments 10 Ihe Clackamas Regional Center BOllndan ' 

The Clackamas Regional Cenler hOllndmy may he amended 10 inelllde 
property within/he Clackamas Regional Celller when all a/the/a llowing 
criteria are met: 

6. I The properly is contigllOlls to the Clackamas Regional Cenler 
hOll/ldmy. 

The subj ect site is immediately adj acent to the Clac kamas Regional Center 
bounda ry; the southern pati o f the site is currentl y wit hin the Regional 
Center boundary 

6.2 The area is. or is planned 10 he. aroclls a/compact. high density 
development l1Iilh a mix o/llses. 

The PM U designation requires compact development. high densiti es and a 
mi xture o f uses . 

6.3 The area has. or is plmlned to have. high qllality transit service. and 
a 111 lilli-modal street network. 
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Existing Tri-Met service includes two bus lines with the following 
locations for access and frequency: 

• Ro ute 155: Operates along Sunnys ide Road to C lac kamas 

Town Center with 40 minute frequcncy. There are two bus 

stops located at: Bob Schumacher Road and Monterey A venue; 

1000 block SE of Stevens Road. 

• Route 156: Operates a long Mather Rd to 147th and Oregon 

Tra il Drive with - 1.5 hour frequency. 

• There are two bus stops located at: Bob Schumacher Road and 

Monterey Avenue: 1000 block SE o f Stevens Road. 

Most of the ex isting strect network is developed with multi -modal 
amenities, and multi-modal street design will requ ired within the 
Regiona l Center design type. 

6.4 The area has, or is planned to have; a density 0/60 persons per acre 
on lands developed or plan lied to be developed (not including open 
space, parks. plazas or natllral area.l)' 

The subject site is 14.63 acres. Sixty persons per acre yield a total of 
877 persons. The current and proposed minimum required number 
of dwelling units on the s ite is 395 . If 2.5 per ons per unit are 
ca lculated, the yield is 869 residents. Even if that number of persons 
per un it is an overestimati on, other offi ce, commercial, hospita lity 
and institutional uses on the site should easil y generate a number o f 
persons to meet the minimum 60 persons per acre requirement. 

URBAN DESIGN, PUBLIC AMENITIES. AND OPEN SPACE POLICIES 

IX Parks , Plazas. Civic Spaces. Open Space, Paths and Linkages 

1.0 Add parks and enlwnce open space /0 meet community needs in the 
generalloea/ions shown on Map X-CRC-3. Coordillate park and open 
space efforts with the North Clackamas Parks alld Recreation District. 
Provide additional parks asjoI/O\1'S: 

Gol f Course Area Park 
Overland Area Park 
Windmill Area Park 
Bell Area Park 
NOltheast Area Park 

Causey Area Park 
Full er Area Park 
Price- Fuller Area Park 
Springwater Area Park 

DTD North C lackamas Parks and Recreation responded to an inquiry about park 
needs in the Windmill Area and responded that given the prox im ity, Ell a V. 
Osterman Park meets the park needs in the Windmill Area circle. 
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TRANSPORTATION POLICIES 

XII. Roads And Sireeis Svslem Policies 

1.0 Conslruet all roadway improvements identified in Map X-CRC-4 to mail1lain 
regional accessibility 10 the Regional Center and provide a networkjor all 
transportation modes that interconnects neighborhoods and districts. the 
Station Commllni(v, cOll1mercial areas. communilV centers. parks. libraries. 
and employment places, olher major aClivities. off:.\·treel pedestrian linkages. 
regional multi-use paths. and area Greenway lrails. 

Map X-CRC-4 is being amended as part of th is recommendation by addi ng 
the Monterey Avenue segment between Bob Schumacher Road and Stevens 
Road . 

T his policy will be met 

2.0 Street ConnectivilV Policies 

2.1 Develop a block and grid slreet nel>vork that serves all 
transpOrlation modes with short and direct public riglll-of-wav 
rOliles. 

Map X-CRC-3 is being amended as part of this recommendation 
by expand ing the local street grid designation . 

T his policy will be met. 

5. a Congestion Pe'.jormance Standards/or portions o( 82nd A venlle. 
SlInnvside Road. and johnson Creek Boulevard locateel within the 
Regional Center bOllndarv or Fuller Road Station Community bOllndCII)' 
(consistel1l with Metro Regional Transportalion Plan standards/or 
Cel1lers. slich as Station Communitie.l) shall be as(ollows: 

CONGESTION PERFORMANCE STANDA RDS 
(Level of Service) 

Preferred Acceptable Exceeds 
Operating Operating Deficiency 
Standard Standard T hreshold 

Mid-Day onc- C or better E F or worse 
hour 
Peak two-hour E firsl hour F first hour 

E second hour E second hour 
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Analysis of the performance of the transportation system is located in the 
zone change application portion of thi s report . OTO TE and OOOT have 
evaluated the Traffic Impact Analysis and detennined that , with 
mitigation , the system can perfoml adequately. Conditions are warranted 
and attached that wil l implement necessary mitigation measures. 

This policy will be met. 

8JJ Provide/or roadH'ay and in/i'astructure improvemellfs sufficient to support 
minimum planned development intensity and density. 

8. J The Regiunal Center Plan includes tramportation and 
inji-astmcture planning that identifies certain needed ruadll'av and 
inji-astmcture improvemenls necessary to support jillure 
development in the Regional Center. 

8.2 These improvements. in conjunction withJi'otllage improvements 
lIurma/~v and lega/~v exacted concurrent with development, are 
stif./iciel1ltu suppart Ihe minimum planned develupment illlensity 
and density within the Regiollal Center. Developers in the 
Regiunal Center are entitled to rely all the illlprovements thaI are 
listed as/ill1ded in the Five (5) Year Capital Improvement P[all. as 
i{they are a/t'ead), in place whell submitting a master plan at Ihe 
minimum densities and/or approval (I/each phase 0/ a mulli-phase 
development project. 

These provisions are reflected in the OTO TE conditions of approval. 

8.3 Amendments 10 Ihe Comprehensive Plan or Zoning and 
Development Ordinance or changes in the Comprehensive Plan 
Map or =oning designation{or property within the Regional Center 
shal/nol he aUlhorized unless it is demonstrated that the 
improvements described in Policies 8. 1 and 8.2 will remain 
adequate 10 support planned deVelopment intensity and density'/or 
the Regional Cenler. 

The applicant has submitted a Traffic Impact Ana lys is that has been 
eva luated by Clackamas County and OOOT Traffic Engineers . The 
Engineers have determined that with the proposed improvements or 
conditions below the proposed Comprehensive Plan and zoning map 
amendments satisfy the requirements of the Transportation Planning Rule 
of OAR 660- 12-0060 and the requirements of ZOO 1202 and the 
Comprehensive Plan , as it relates to the Comprehensive Plan 
Amendments. 

Th is policy can be met. 
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XIV PedeslriClII and Bikel1'av Network Policies 

1.0 Consiruci all walkway and bike>my ill1pruvemenls idell/ilied in Maps X
CRC-3 and X-CRC-7 /0 provide anelwork cUlinecling Clackamas 
Regiunal Cenler Design Plan area neighborhoods and diSlricts l1'ilh 
Iransil Slops, commercial areas, community cenlers, parks, libraries, and 
ell1ploymenl places, olher mqior aclivities, oIf-streel pedestrian linkages, 
regionall11l1lti-lise palhs, and area greenway trails. Olherlocal sidewalks. 
walkways and hike ways lIlay he it/ell/ified and developed dllring land lise 
review and as pari a/public illlpruvemenis. 

Map X-CRC-7 is being amended as part of thi s Board Order. identifying 
the new Monterey Avenue segment as a Planned Bikeway. Construction 
wi ll be required at the time of deve lopment revicw. 

HOUSING 

XVIII HOllsing Policies 

5.0 Replace hOllsing capacily 1001' 1 in Ihe sludv area by/ii/lire Comprehensive 
Plan or zone changes. Anv application/or a change in Comprehensive 
plan designation within Ihe Clackamas Regional Center Design Plan Area 
will be accompanied by CI demonstration a/how an equal amollnl of 
hOllsing capacity is replaced all another site, or COllslrllcted on the sile as 
part (I/a mixed lise developmell/. 

The recen tl y adopted PMU6 zone that will be applied to the subject site 
assures no dwe ll ing units wi ll be lost. 

T his poli cy does not apply. 

This proposal is consistent with C hap ter 10. 

K. C ha pt er 11; The Planning Process: The purpose of this Chapter is to estab lish a 
fra mework for land use decisions that wi II meet the needs of Clackamas County 
residents, recognize the County's interrelationships with its cities, surrounding 
counties, the region, and the state, and insure that changing priorities and 
circumstances can be met. 

The subject property is located within Metro's jurisdiction. In the City, Special 
Districl and Agency Coorclinalioll section of thi s Chapter, Policy 1.0, is app li cable. In 
the Alllenlilllenis and ImplemenlClliol1 section of this Chapter, Policy 1.0 and 3.0 are 
appl icab le. 

I. City, Special District and Agency Coordination Section 
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1.0 Participate in interagency coordinatioll e/jart.l' withjederal. state. Metro. 
special purpose districts and cities. The COllnty will maintain an updated 
list o/federal. state and regional agencies. cilies and special dislriclS and 
will invite their participation ill plan revisions. ordinal/ce adoptiol/s. and 
lal/d use actians which a./ject theirjurisdiction or policies. 

Notice of this application has been provided to the following agencies and 
governments for comments; City of Happy Valley, Clackamas County 
Development Agency, North Clackamas School District, Clackamas 
County Service Di stri ct # I, Sunrise Water Authority District, Clackamas 
County Fire District #1, North Clackamas Parks District #3, Metro and 
DLCD. This notice and advertised public hearings before the Planning 
Commission and Board of County Commissioners provide an adequate 
0ppoltunity for interagency coordination efforts of this plan amendment 
and demonstrates substantial compliance with thi s policy. 

This policy is met. 

2. Amendments and Implementation Section 

1.0 Assure that the Comprehel/sive Plan and COllnty ordinances meet the 
goals o/LCDC. the Region 2040 Urban Growth Management Fllnctional 
Plan and the Metro Framework Plan. " 

Based on the findings in Part I of thi s report this proposal is consistent 
with the Statewide Planning Goals. Based on the findings in Part 2 this 
proposal is consistent with the Metro Framework Plan and Urban Growth 
Management Functional Plan. Those findings are adopted to address this 
policy by reference therein. 

This policy is met. 

3.0 Amend the Comprehensive Plall pursllal1l to the /al/owing procedures and 
guidelilles (listed in subpolicies 3.1 throllgh 3.6). This is a quasi~iudicia/ 
Comprehensive Plan map amendment and is slIbject to .I'lIbpo/icies 3.1, 3.3 
and 3.4. 

3.1 A map amendment may be initiated on(v by the Board oJCounty 
CO/l1missiollers. the Planning Commission. the Planning Director. or 
the owner oJthe property j ar which a change is reqllested. 

The application was submitted by Neil Nedelisky, Veritas Investments 
Co. LLC, authorized by New Hope Community Church, Inc., and the 
Clackamas County Development Agency. 
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This policy is met. 

3.3 All proposed Comprehensive Plan amendments are to be considered at 
advertised public hearings be./iJre the Piallnilll!, Commissioll . ill 
accordallce with state lalV alld COl/lily requiremelJls. 

Both the Planning Commission and Board of County Commissioners 
reviewed thi s app lication al public hearings. Notice of the hearings 
was publ ished in the local newspaper and adverti sed consistent with or 
exceeding all ZDO notice requirements. 

T his policy is met. 

3.4 I{the proposed amendment is qua.l'i:iudicial. property oWllers w jff be 
notified as required. The Community Plannillg Organization il1 the 
aDected area shall be lIotified at least 35 days prior to thejirst 
hearing. 

The propert y owners within 300 feet of the subject propert y were 
notified as required in Section 1303 of the ZDO. The Sunnyside 
Community Planning Organization was notifi ed ofthe application on 
May 29, 2008, over 35 days prior to the first hearing before the 
Planning Commission. 

T his policy is met. 

This applic{ltioll "as beell processed cOllsistell t with Chapter II . 
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PART 4. Compliance with High Density Residential And Public and Community 
Use Policies in Chapter 4 and Regional Center High Densitv and Planned Mixed Use 
6 Policies in Chapter 10. 

The Comprehensive Plan contains specific policies for detemlining the appropriate 
Comprehensive Plan land use designation for property. It is feasible and very common 
for a particular property to meet the policies and criteria for more than one land use Plan 
designation . In order to determinc the most appropriate Plan designation, this section of 
the report includes an eva luation of the ex isting and proposed Plan desib'llation policies 
(High Density Residential , Regional Center High Density Residential , Public and 
Community Use and Planned Mixed Use). This analysis will assist in weighing and 
balancing the policies to detennine the most appropriate Plan designation . 

High Density Residential Policies (Chapter 4) 
Policies 44.0 through 57.0 in Chapter 4 of the Res idential Section of the Land Use 
Chapter of the Plan contain the criteria that must be satisfied in order for the High 
Density Residential Plan designation to be applied to an area. One policy applies to thi s 
proposal: 

44.0 The/allowing areas may be designated High Densi(v Residential when at least the 
first three criteria are met: 

a. Areas 10IXIted either adjacent to or within proximity to major shopping 
cel1lers. employment concentrations andlor major transit centers. 

The subject site is located across 1-205 from Clackamas Town Center and 
the MAX Light Rail Green Line station. Numerous employment 
opportunities are located along Sunnyside Road, Sunnybrook Boulevard, 
and 82"d Avenue. 

This policy is met 

b. Areas with access to II street designilled as a major or minor arterial or 
collector. Siting shol/ld not resl/lt in signijicanl traffic increase on local 
streel.~ serving low demity residential areas. 

Stevens Road is a Col lector road. Frequent bus service runs on Bob 
Schumacher Road, a minor arterial. Primary access to thi s site does not 
travel through local streets serving low density res idential areas. 

This policy is met 

c. AreasJi'eefi'om known geologic hazards. flooding. or soils s l/iJjecl to 
slippage. 
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The si te is free from known geo logic haza rds, fl ood ing or soi ls subject to 
slippage. 

T his policy is met 

d. Areas adjacent to permanent(v protected open space or bodies o/Imter liS 

long as the above criteria app(v. 

The site is adjacent to a cemetery. 

T his policy is met 

Public and Community Usc Policies (Chapter 4) 

2.3 The purpose of Public and Community Use Open Space is to preserve commun ity 
open space and its associated benefits, such as recreation. Public and Commun ity 
Use Open Space is land in any of the following categori es: 

a. Parks and other recrea ti on fac ilities 
b. Cemeteries 
c. Other publ ic ly or commonl y owned lands which fun cti on as open space 

The portion o f the subject site that is designated PCU is paved for a parking lot. 

This policy is not met 

Regional Center High Densitv Residential (Chapter 10) 
4.0 Regional Center High Density Residential 

Within the adopted Regional Cellter boulldary. designate areas suitahle/or the 
highest density lIIulti/amilv uses as Regiollal Center High Dellsity Residen tial. 

4.2 Provide(or multi/amilv residential uses with ill walkillg distallce a/public 
transportation, parks. schools. employment areas and local shopping areas. 

The RCHDR plan designation is applied within the Regional Center on a 
site between a Collcctor street and a Minor Alieri al street with frequent bus 
servi ce. Adjacent or very nea r to the designated s ite are vari ous 
employment and shopping opportuniti es at the Clackamas Town Center, on 
Sunnyside Road, on 82nd Avenue. There is a school at SE Causey Avenue 
and SE Stevens Road. 

T his policy is met. 

Planned Mixed Use Policies (Chapter 10) 
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2.0 Planned Mixed Use 

The Planned Mixed Use designalioll al/ol1's./or maSler planning and development 
0 11 key opporlllnitl' siles in areas desigllaled/or mixed lise Oil ti,e Regioll 2040 
Growlh Conceplmap. General/v. becallse (~rsize. local ion. good access. alld 
proximily 10 slipporlive land IIses and exislillg or plallned transporlalioll 
improvemenls, Ihese sites can accoII/modote more growth Ihan olher areas and 
siles wilh in Ihe plall bOlindal)l. 

Ex pansion of the Clackamas Regional Center area woul d enable the opportunity 
for applicati on of the Planned Mixed Use plan policy to the subject site. The 
PMU plan designation would provide opportunity for a ll of the elements li sted 
above. It requires a mix of uses to be master planned and developed wi th high 
pedestrian and bicycle amenities to support walki ng and transit use; the floor area 
ratios and residential densities are high; 10 percent of the site in the PMU6 zone is 
required to be open space. Adjacent or very nea r to the designated site are vari ous 
employment and shopping opportunities at the Clackamas Town Center, along 
Sunnyside Road , on SlllUlybrook Boulevard, and on 82nd Avenue, There is a 
school at SE Causey Ave nue and SE Stevens Road. The PMU6 zone specifica ll y 
inc ludes the Monterey Road segment as a required transportati on improvement. 

This policy is met. 

2.3 Apply Ihe Planlled Mixed Use designalioll Wilhill Ihe Regional Center as 
shawlI all Map X-CRe-l. 

The proposa l includes amendment of Map X-CRC-I to expand the Regiona l 
Center Boundary, enabling the PMU to be applied to the entire site. 

This policy is met. 

2.4 Siles planned/or Planned Mixed Use bill zoned/or olher lIses may be 
converted 10 Plallned Mixed Use zonillg whell : 

a. Adequale Iransil services are provided 10 Ihe sile; alld, 
h. Minimum site size requiremenls are salisfied. 

This app li cati on proposes to apply the PMU plan designation and the PM U6 
zone designation under the same approva l. Frequent bus service runs on 
Bob Schumacher Road, and the MAX Light Rail Green line is across 1-205 
at the Clackamas Town Center. 

The amended Section 1703 defines a min imum site size for development in 
the PM U6 zone, 

This policy is met. 
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PART 5. Summarv of Findings and Conclusions on Comprehensive Plan 
Amendment 

Parts 1-4 of Sect ion 1 of this report outlines and addresses a llthc policies, standards and 
criteria found to be applicab le to thi s proposa l. These po li cies and standards range from 
being very genera l (e .g. Statewide Planning Goa ls) to morc specific in nature (e.g. Plan 
Designation Po licies). These poli cies and standards must be weighed and balanced 
aga inst each other and thi s specific land use proposa l to determine whether the ex isting 
High Densi ty Residenti al, Public and Community Use, and Regional Center High 
Density Residenti al or the proposed Planned Mixed Use Plan desil,'llation is the most 
appropriate plan designation. 

A. Summary findings on the subject propert y from Part 4 of thi s report : 

• All four of the Hi gh Density Res idential Plan policies are met; only the first 
three are required. 

• The Publ ic and Community Use po li cy is not met. 
• The Regional Center High Density Residential Plan policy is met. 
• The applicable Planned Mi xed Usc poli cies are mct. 

Therefore, except for the PCU plan designati on. all plan designations are appropriate 
on the property. 

B. In balancing all the applicable goa ls and po li cies and find ings in Part 1-4 of thi s 
report, the PM U Plan des ignation is the most appropriate Plan designation for the 
following reasons: 

I . The PM U Plan designation is consistent with the Statewide Planning Goa ls, 
including Goal 12 - T ransportation and the Transportation Planning Rule. 

2. The PMU Plan designation is consistent with the Metro Functional Plan. 

J . The PM U Plan designation be tier meets the Urbanjzation and Urban Growth 
Concept policies of Chapter 4 ; it is in closer compliance with the goa ls of the 
Regional Center for greater density, greater intensity closer to Regional Centers. a 
mix of uses to support alternat ive modes of transportation. 

4. The PM U Plan designation increases effecti veness of transportati on and other 
public facilities . The PM U Plan designation guarantees higher min imum 
densities and floor area ratios will bc deve loped, resulting in greater density to 
support an area that has had high amount of public investment in urban 
transportati on selv iccs. 

5. PM U is more consistent with adjacent Happy Valley plan and zone designation of 
Regional Center Mi xcd Usc. 
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6. PMU requires the needed Monterey Road Collector segment at to proved bettcr 
connectivity 

7. PM U results in better urban design amenities being required at the time of 
development. 

8. PM U could offer greater incentive for redcvelopment of the s ite . 

C. Based on the Housing and Employment Study completed in 2000, there is a need for 
additional hous ing and employment uses in the CRC Des ign Plan Area. Pursuant to 
Policy 5.0 in the Housi ng Section of the C RC Design Plan , replacement housi ng must 
be provided on this site . Therefore, a PM U des ignation would require a mixed use 
development and provide both needed housing units and employment uses . 

D. The PMU Plan desi!,'llation will provide additional employment land on a Tri-Met bus 
line and near a residential area consistent with Policy 2.5 in the New Int/II.I" Ii )l and 
Business section of the Economic Chapter. This will minimize di stances to work and 
facilitate mass transit usage. 

E. The sewer. water and storm drainage facilities and services are adequate to sUpp0l1 
the PMU Plan designation . 

F. The PM U Plan designation does not conflict with the City of Happy Valley 
Comprehensive Plan. 
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Section 2 
Zone Change from HOR, RCHOR and OSM to PMU6 

PART I: Compliance with Section 1202 of the ZOO 

A. The zone change criteria are listed in Section 1202 of the Clackamas County ZOO). 
Section 1202.0 I states that the Hearings Officer sha ll allow a zone change, after a hearing 
conducted pursuant to Section 1300, if the applicant provides evidence substanti ating the 
following criteria: 

I. Section 1202.0 I A: Approval anhe zone challge is consislellf wilh Ihe Comprehellsive 
Plan. 

The proposed PMU6 zoning district (Section 1703 of the ZOO) implements the 
PMU6 Plan designation. If the Comprehensive Plan amendment to PMU is approved, 
then PMU6 would be consistent with the Plan desi ~,'11ation . 

This criterion can be met. 

2. Section 1202.0 I B: If development has a need for public sanitary sewer, surface water 
management amI/or water service, a zone change may be approved if development 
under the new zoning designation can be accommodated with the implementation of 
service providers' existing capital improvement plans. The cumulative impact of the 
proposed zone change and development of other properties under existing zoning 
designations shall be considered. 

The subject property is located within the UGB and in an immediate urban area. All 
development proposed on thi s property requires public sanitary sewer, surface water 
management and water service. 

The subject property is located within Clackamas County Service District No. I 
wllich provides public sani tary sewer and stoml drainagc services in the area. The 
record of the app lication includes comments from CCSD # I, dated June 28, 2012, 
which indicates sewer and surface water facilities are adequate or can be made 
adequate to support uses allowed in the proposed PMU6 zoning district. 

The subject property is located in the Sunrise Water Authorit y District. The Sunrise 
Water Authority District submitted comments that water service is avai lable and 
adequate capacity is or can be made available to serve the deve lopment. 

This criter'ion has been me\. 

3. Section 1202 .0 I C: The transportation system is adequate, as defined in Subsection 
I 022.07(B) and will remain adequate with approval of the zone change. 
Transpot1ation faci I ities that are under the juri sdiction of the State of Oregon are 
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excmpt from thi s subsecti on. For the purpose of thi s criterion: 

a. Section 1202.0 I C( I ): The evaluation o/trallsporlation ,yslem adequacy shall 
illelude both the impact o{the proposed =one change and growth in background 
troffic /01' a twellty-year period beginning with the year thai a complete land use 
application is suhmilted. 

b. Section 1202.0 I C(2): It shall be assumed that all improvements identified ill the 
Clackamas Countv 20- Year Capital hnprovemelll Plan. the Statewide 
Transportation Improvemellt Plan. and the capital improvement plans a/other 
local jurisdictions are conslructed. 

c. Section 1202.0 I C(3) : It shall he assumed that the subject property is developed 
with the prilnmy use. allowed in the proposed zoning district. with the highest 
motor vehicle trip generation rate. 

d. Section 1202.0 I C(4): Transportation{clcility capacity shall he calculated 
pursuant to Subsection 1007. 09(D). 

e. Section 1202.0 I C(5): A determination regarding whether sllbmiltal a/a 
transportatioll impact study is required shall he made hosed on the Clackamas 
Coullty Roadway Standards, which also establish fh e minimum standards to 
which a transportation impacl study shall adhere. 

The capacity of the transportati on system ha been evaluatcd in Pm1 I of thi s 
report in the di scussion of Statewide Planning Goal 12 and the Transportation 
Planning Rule . Those findings demonstrate all County intersections studied wi ll 
operate adequately per the County Transportation System Plan, will be mitigated 
appropriately per the TPR, or the facilities are not significantl y affected. Seven 
conditions of approval are recommended by the DTD Traffic Engineer. Those 
findings and conditions o f approval are adopted to address these criteria by 
refcrcnce therein . 

This criterion is met. 

f. Sect ion 1202.0 I D: The proposal , as it relates to transportation facilities under the 
jurisdiction of the State of Oregon, complies with the Oregon Highway Plan. 

ODOT staff has reviewed the proposal, including the two Traffic Impact Analysis 
reports dated August , 20 11 and January 2012, for the application to expand the 
C lackamas Regional Center boundary; change the High Density Residential 
(HDR), Regional Center High Density Residential (RCHDR) and Planned 
Community Use (PCU) Comprehensive Plan designations to PM U6, and the 
corresponding zone change from HDR, RC HDR and OSM to PMU6. The 
impacted state facilities are 1-205 and OR213 (82nd Avenue). ODOT has no 
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objection to the proposed land use actions with the recommended conditions of 
approval out lined below. 

This criterion is met. 

g. Section 1202.0 I E: Safety o/Ihe t/'CIlI.\portatiol1 ~yslem is adequate to serve the 
level a/development anticipated by the =ol1e change. 

OTO TE Staff concurs that with the proposed improvements and/or conditions 
below, the proposed Comprehensive Plan and Zoning Text and Map Amendments 
satisfy the requirements of the Transportation Planning Rule (TPR) of OAR 660-
012-0060 and thc requirements of ZOO 1202 and the Comprehensive Plan as it 
relates to Comprehensive Plan Amendments. All County intersections studied 
will operate adequately per the County Transportation System Plan, wi ll be 
mi tigated appropriately per the TPR, or the faci li ties are not significant ly affected. 

Based on the above findings the safety of the County transportation system is adequate 
to accommodate the level of development anticipated by the proposed PM U6 zoning 
district. 

This criterion is met. 

PART 2. Summary of Zone Change Cri teria : The application satisfies all the criteria 
in Section 1202.01 of the ZOO. 
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Section 3 
Conditions of Approval 

T he following condi ti ons of approval sha ll be met: 

Prior to occupancy of the first phase of development on the subject propel1y, conditions I 
through 8 shall be met. 

Altematively, if a phasing plan is submitted as pal1 ofa PMU master plan app lication, 
satisfaction of conditions I through 8 may be phased, provided that the traffic impact 
study required by ZOO Subsection 1703.09(C)( I )(d) demonstrates the improvements 
sati sfy the Transportati on Planning Rule at each phase of development. Prior to 
occupancy of each phase of development, improvements required for that phase sha ll be 
completed. Phasing of the improvements required in condi ti ons I through 8 sha ll be 
determined based upon the Transportation Planning Rule and Regional Transportation 
Model assumptions in place at the time of thi s zone change and Comprchensive Plan 
amendment decision. 

I. The app licant sha ll design and cause to be constructed improvements or provide the 
County with funds in the amount equal to the estimated cost of improvemen ts to 
design and construct improvements to the south leg of the intersecti on of Sunn ys ide 
Road/Stevens Road as li sted below. All improvements sha ll be compliant with the 
Clackamas Coun ty Roadway Standards. The applica nt may choose from Opt ion A, 
B, or C below to satisfy thi s condition. 

A. The appl icant shall cause to be constructed an additional travel lane on the south 
leg of the intersection which creates a lane configurati on consisting of dual 
northbound left tum lanes, and a northbound through-right shared lane. Obtain 
the construction rights to constTuct such improvements. Travel lanes shall be a 
minimum of II feet in width. Cause to be constructed the necessary pavement, 
tapers, curbing, sidewalk, landscaping, drainage, utilities. signing, striping and 
s ignal improvements to facilitate this improvement. 111 the even t a porti on or al l 
o f the improvements outlined above are adopted into the Count y's Transportation 
System Plan and those improvements are reasonably likely to be constructed 
through the County's Cap ita l Improvement Plan prior to the first phase of 
development. the applicant will be released from the requirement to construct that 
portion or all of those improvements. 

O R 

B. The app li cant shall convert the south leg of the intersection from two southbound 
lanes, a northbound left turn lane and a northbound left- through-right shared lane 
to one southbound lane, dual northbound left tum lanes, and a northbound 
through-right shared lane subject to traffic analysis estab lishing acceptablc 
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queuing and level of scrvice. Obtain the constructi on rights to construct such 
improvements. Cause to be constructed the necessary pavement, tapers, curbing, 
sidewalk, landscaping, drainage, utilities, signing, striping and signal 
improvements to facilitate this improvcment. In the evcnt a por1ion or all of the 
improvements out lined above are adopted into the County's Transportation 
System Plan and thosc improvements are rcasonably likely to be constructed 
through the Count y's Capital Improvement Plan prior to the first phase of 
development, the applicant will be released from the rcquirement to construct that 
portion or all of those improvements. 

OR 

C. The applicant shall provide the County with funds in the amount equa l to the 
estimated cost of improvements at the intersection of Sunnyside Road/Stevens 
Road to construct the improvements as dcscribed above in A or B as approved by 
Clackamas County. The est imate and funds sha ll include the necessary pavement, 
tapers, curblng, sidewalk. landscaping, drainage, signing, striping, signal 
improvements, right-of-way, private property, state BOll wages. 20% 
engincering and 30% contingency, to facilitate this improvement. The applicant 
shall provide an appraisal estimati ng the va lue of loss of private property that 
would be displaced on the property at ta x lot 22E04A 00200 and/or tax lot 
22E04A 00190. These funds will be for the purpose of satisfy ing OAR 660-012-
0060 through the construction of the improvements described in A, B, or 
transportation system management measures, minor transportation measures 
and/or improvements that wou ld benefit other than motor vehicular travel modes. 
The cost estimate is subject to approval of the County. All improvements shal l be 
compliant with the C lackamas County Roadway Standards. 

2. The app li cant shall design and cause to be constructed improvements or provide the 
Count y with funds in the amount equal to the estimated cost of improvements to the 
east leg of the intersection ofSunn ysidc Road/Stevens Road and Sunnyside 
Road/IOIOO block intersection as listed below. Al l improvements sha ll be compli ant 
with the C lackamas County Roadway Standards. Improvements to sidewalk , tra ve l 
lanes and bicycle lanes shall match or exceed that of the existing width . The 
app li cant may choose from Option A or B be low to sat isfy thi s condition. 

A. At the intersection of Sunnyside Road/Stevens Road, the app licant shall extend 
the existing northernmost westbound through lane to a total length of 700 feet to 
the east. Acquire the land area necessary for public right of way to construct 
improve ments. Right-of-way shall be dedicated to the County. Cause to be 
constructed the necessary pavement, tapers, curbing. sidewalk. landscaping, 
dra inage, utiliti es. signing, striping and signal improvements to facilitate thi s 
improvement. In the event a portion or a ll of the improvements outlined above 
arc adopted into the County's Transportation System Plan and those 
improvements are reasonably likely to be constructed through the County's 
Capita l Improvement Plan prior to the first phase of development, the app li cant 
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will be released from the requirement to construct that portion or all of those 
improvements. 

OR 

B. At the intersection of Sunnyside Road/Stevens Road extend the existing 
nOlthernmost westbound through lane as far as feasible to a maximum total length 
of 700 feet without requiring the app li cant to acquire additional public right-of
way. Cause to be constructed the necessary pavement. tapers, curbing, sidewalk, 
landscaping, drainage, utilities, signing, striping and signal improvements to 
facilitate this improvement. In the event a portion or all of the improvements 
outli ned above are adopted into the County's Transportation System Plan and 
those improvements are reasonably likely to be constructed through the County's 
Capital Improvement Plan prior to the first phase of development, the app li cant 
will be released from the requirement to construct that portion or all of those 
improvements. 

For any distance less than the maximum distance of 700 feet from the intersection 
of Sunnyside Road/Stevens Road , the app li cant sha ll provide the County with 
funds in the amount equal to the estimated cost of improvements including the 
necessary pavement, tapers, curbing, sidewalk, landscaping, drainage, utilities, 
signing, striping, signal improvements, right-of-way, state BOLl wages, 20% 
engineering and 30% contingency, to facilitate thi s improvement. The applicant 
shall provide an appraisal estimating the va lue of the right-of-way. These funds 
will be for the purpose of satisfying OAR 660-0 12-0060 through the construction 
of the improvements described in A, or transpOltation system managemen t 
measures, minor transportation measures and/or improvements that would benefit 
other than motor vehicu lar travel modes. The cost estimate is subject to approval 
of the County. All improvements shall be compliant with the Clackamas County 
Roadway Standards. 

J. The applicant sha ll design and cause to be constructed improvements or provide the 
County with funds in the amount equa l to the estimated cost of improvements to 
design and construct improvements on the east leg of the intersection of Sunnyside 
Road/Stevens Road. Improvements to sidewalk, travel lanes and bicycle lanes shall 
match or exceed that of the existing width . The applicant may choose from Option A 
or B below to satisfy this condition. 

A. The app licant shall cause to be constructed a westbound right turn lane with a 
width of 12 feet , length of 100 feet and appropriate tapers. Acqui re the land area 
necessary for public right of way to construct improvements. R.ight-of-way shall 
be dedicated to the County. Cause to be constructed the necessary pavement, 
tapers, curbing, sidewalk, landscaping, drainage, utilities, signing, striping and 
signa l improvements to fac ilitate this improvement. In the event a pottion or all 
of the improvements out lined above are adopted into the County's Transportati on 
System Plan and those improvements are reasonably likely to be constructed 
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through the County's Capital Improvement Plan prior to the first phase of 
development, the applicant will be released From the requirement to construct that 
portion or a ll of those improvements. 

OR 

B. The applicant sha ll provide the County with funds in the amount equa l to the 
est imated cost of improvements to constru ct the improvements as described above 
in A. The estimate and funds sha ll include the necessary pavement, tapers, 
curbing, sidewa lk , landscaping, drainage, signi ng, striping, signa l improvements, 
land area needed for right-of-way, displaced parking sta ll s, state BOLl wages, 
20% engineering and 30% contingency, to faci litate this improvement. The 
applicant shall provide an appraisal estimating the value of the necessary land 
area for public right-of-way and parking sta lls that would be displaced at tax lot 
12E330001302. These funds will be for the purpose of satisfying OAR 660-0 12-
0060 through the construction of the improvements described in A, or 
transportation system management measures. minor transportation measures 
and/or improvements that would benefit other than motor vehicular travel modes. 
The cost esti mate is subject to approva l of the County. All improvements shall be 
compliant with the C lackamas County Roadway Standards. 

4. The applicant shall design and cause to be constructed improvements or provide the 
County with funds in the amo unt equa l to the estimated cost of improvements to the 
intersection of Sunnyside Road/Stevens Road . The appl icant may choose from 
Option A or B below to sat isfy this condition. 

A. The applicant shal l design and construct improvements to convert the existing 
northbound/southbound traffic signa l phasing from "split" to "protected" left tUIll 
phasing. The applicant shall acquire the necessary construction rights and/or land 
area for right-of-way as needed. Right-of-way shall be dedicated to the County. 
The applicant shall provide the necessary improvements to ensure adeq uate truck 
tullling movements for northbound and southbound left tUIllS. The applicant sha ll 
cause to be constructed the necessary pavement, tapers, curbing, sidewalk, 
landscapi ng, drainage, utilities, signing, striping and signal improvements to 
facilitate this improvement. All improvements sha ll be compliant with the 
Clackamas County Roadway Standards. Improvements to sidewa lk , tra vel lanes 
and bicycle lanes shall match or exceed that of the existing width. In the event a 
portion or all of the improvements outlined above are adopted into the County's 
Transpol1ation System Plan and those improvements are reasonably likely to be 
constructed through the County's Capita l Improvement Plan prior to the first 
phase of development, the app licant will be released from the requirement to 
construct that portion or all of those improvements. 

OR 
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B. The applicant shall provide the County with funds in the amount eq ual to the 
est imated cost of improvements to construct the improvements as described above 
in A. The estimate and funds shall include the necessary pavement, tapers, 
curbing, sidewalk, landscaping, drainage, signing, striping, signal improvements, 
land area needed for right-of-way, construction rights, displaced parking stalls, 
state BOll wages, 20% engineering and 30% contingency, to facilitate thi s 
improvement. The applicant shall provide an appraisal estimating the value of the 
necessary land area for public right-of-way and/or construction rights . These 
funds will be for the purpose of satisfying OAR 660-012-0060 through the 
construction of the improvements described in A, or transportation system 
management measures, minor transportation measures and/or improvements that 
would benefit other than motor vehicular travel modes. The cost estimate is 
subject to approval of the County. All improvements shall be compliant with the 
Clackamas County Roadway Standards. 

5. The applicant shall design and cause to be constructed improvements or provide the 
County with funds in the amount equal to the estimated cost of improvements to the 
n0l1h leg of the intersection of Sunnyside Road/Stevens Road as listed below. All 
improvements shall be compliant with the Clackamas County Roadway Standards. 
Improvements to sidewalk, travel lanes and bicycle lanes shall match or exceed that 
of the existing width. The applicant may choose from Option A or B below to sati sfy 
this condition. 

A. At the intersection of Sunnyside Road/Stevens Road, the applicant shall cause to 
be constructed a southbound right tum lane with a minimum width of 12 feet, 
minimum length of 140 feet and appropriate tapers . Cause to be constructed a 
southbound bike lane with a minimum width of 6 feet , minimum length of 140 
feet and appropriate tapers. Cause to be constructed a nOlihbound bike lane with 
a minimum width of 6 feet and a length of 150 feet. Convert the existing 
southbound right tum lane to a southbound through lane. Convel1 the existing 
southbound left tum lane/through lane to a southbound left tum lane. The 
southbound right tum lane shall be controlled with a "right turn overlap." Cause 
to be constructed the necessary pavement, tapers, curbing, sidewalk, landscaping, 
drainage, utilities, signing, striping and signal improvements to facilitate this 
improvement. The applicant shall acquire the necessary rights and/or land area 
and design and construct those improvements. Right-of-way shall be dedicated to 
the County. In the event a portion or all of the improvements outlined above are 
adopted into the County's Transportation System Plan and those improvements 
are reasonably likely to be constructed through the County's Capital Improvement 
Plan prior to the first phase of development, the applicant will be released from 
the requirement to construct that portion or all of those improvements. 

OR 

B. The applicant shall provide the County with funds in the amount equal to the 
estimated cost of improvements at the intersection of Sunnyside Road/Stevens 
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Road to construct the improvements as described above in A. The estimate and 
funds shall include the necessary pavcment. tapers, curbing, sidewalk , 
landscaping, drainage, signing, striping. signal improvements. right-of-way, 
private property dri ve aisle, state BOll wages. 20% engineering and 30% 
con tingency. to facilitate this improvement. The app li cant sha ll provide an 
appraisa l estimating the value of the land area for public right-of-way and loss of 
private property drive ai sle that wou ld be di splaced on the property at 
12E33DD00400. These funds will be for the purpose of sati s fying OAR 660-0 12-
0060 through the construction of the improvements described in A, or 
transportation system management measures, minor transportation measures 
and/or improvements that would bene fit other than motor vehicular travel modes. 
The cost estimate is subject to approva l of the County. All improvements shall be 
compliant with the Clackamas County Roadway Standards. 

Ii. The appl icant shall design and cause to be constructed improvements to the north leg 
of the intersection of Bob Schumacher Road/Stevens Road. The improvements shall 
include converting the southbound approach from its existing southbound left, 
tluough , and right tum lane configuration to a southbound left, left/through and right 
turn lane configuration. Cause to be const ructed the necessary pavement , tapers, 
curbing, sidewalk , landscapi ng. drainage, utiliti es. signing, strip ing and signal 
improvements to facilitate this improvement. The improvement shall include a 
southbound left tum queue storage of 425 feet or greater. Improvements to s idewalk , 
travel lanes and bicyc le lanes shall match or exceed that ofthc exist ing width . In the 
event a portion or a ll of the improvements out lined above are adopted into the 
County's Transportati on System Plan and those improvements are reasonably likely 
to be constructed through the County's Capi tal Improvement Plan prior to the first 
phase of development, the applicant wi ll be released from the requirement to 
construct that portion or all of those improvements. 

7. The applicant sha ll design and cause to be constructed Monterey Avenue as a 
collector roadway between Bob Schumacher Road and Stevens Road to meet the 
Clackamas County Roadway Standards and in compliance with Maps X-CRC-4, X
CRC-5, and X-CRC-7 of the Clackamas County Comprehensive Plan and ZDO 237. 
The applicant shall dedicate the necessary right-of-way and permanent easements to 
C lackamas County. Unlike illustrated in Figure I of the app li ca ti on, Monterey 
Avenue shall be designed and constructed as a continuous, uninterrupted facility from 
the intersection of Bob Schumacher Road/ Monterey Avenue to the intersection of 
Stevens Road/Monterey Avenue. The improvement shall include two travel lanes. a 
landscaped median. bike lanes. sidewalks and landscape strips in compliance with the 
Roadwa y Standards. The app licant shall design and cause to be constructed a ll 
necessary improvements at the intersecti on of Bob Schumacher Road/ Monterey 
Avenue and Stevens Road/Monterey Avenue in order to incorporate thi s 
improvement. Improvements at the intersection of Stevens Road/Monterey Avenue 
shall be in compli ance with the requirements of the City of Happy Valley. Cause to 
be constructed the necessary pavement, tapers. curbing, sidewa lk, landscaping, 
drainage, utilities, signing, striping. and signal improvements to facilitate this 
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improvement. In the event a portion or all of the improvements outlined above are 
adopted into the County's Transportation System Plan and those improvements are 
reasonably likely to be constructed through the County's Capital Improvement Plan 
prior to the first phase of deve lopment, the app li cant will be released from the 
requirement to constmct that portion or a ll of those improvements. 

8. Thc app li cant shall design and cause to be constructed dual right-tum lanes at the 1-
20S/Sunn yside Road northbound interchange off-ramp located at the 1-205 and 
Sunnyside Road Interchange intersection in accordance with ODOr's Roadway 
Standards. The required dual right-tum lanes sha ll include a curbed, pedestrian island 
(a lso known as a "pork-chop") and pedestrian s ignal. 

9. Cumulative development of the Eagle Landing site, including properties both with in 
the boundaries of Clackamas County and the Ci ty of Happy Valley as illustrated as 
the "Eagle Landing Plan Area" on Figure 2 of the application. sha ll be allowed to 
cquate to, but not exceed, a weekday trip generation of 1700 weekday AM peak hour 
trips. 1900 weekday midday peak hour trips and 2600 weekday PM peak hour trips 
wi thout the wri tten approva l of Clackamas County, ODOT and City of Happy Valley. 
Compliance wi th thi s requirement sha ll be demonstrated with the approval of future 
Mastcr Plan and Design Review app l ications. 

10. Any changes in mitiga ti on under Conditions 2A, JA or 4A sha ll require written 
approva l by ODOT that the system-wide benefits to balance "signi ficant effect" as 
defined by OA R 660-0 12-0060(2)(e) are satisfied. 
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