
SUBJECT: Metro Plan Amendment
DLCD File Number 003-12

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:  Thursday, November 15, 2012 

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: Ray Valone, Metro
Gordon Howard, DLCD Urban Planning Specialist

Thomas Hogue, DLCD Economic Development Policy Analyst
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NOTICE OF ADOPTED AMENDMENT

10/30/2012

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

FROM: Plan Amendment Program Specialist
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For Office Use Only 

Jurisdiction: Metro Local file number: Ordinance No 12-1288 

Date of Adoption: 10/18/2012 Date Mailed: 10/24/2012 

Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? ~Yes D No Date: 8/16/2012 

D Comprehensive Plan Text Amendment D Comprehensive Plan Map Amendment 

D Land Use Regulation Amendment D Zoning Map Amendment 

D New Land Use Regulation ~ Other: Functional Plan map amendment 

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

The ordinance amends Metro's Title 4 map (Industrial and Other Employment Areas) to change two sites in 
Happy Valley. One site of76.1 acres will be removed from the Title 4 map due to its existing uses of two 
public schools and one regional park, which preclude siting of industrial uses. The second site of 60.1 acres 
will be changed on the Title 4 map from Regionally Significant Industrial Area to Employment area to reflect 
more appropriate mixed employment uses on a constrained site. 

Does the Adoption differ from proposal? Please select one 

No 

Plan Map Changed from: RSIA to: Employment 

Zone Map Changed from: to : 

Location: Bounded by Hwy 212, SE 172"d & SE162nd, H Valley Acres Involved: 136 

Specify Density: Previous: New: 

Applicable statewide planning goals: 

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

D~DDDDDD~DDDDDDDDDD 
Was an Exception Adopted? D YES ~ NO 

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? 

~Yes 

DYes 

DYes 

DNo 

DNo 

DNo 



DLCD file No. _________ _ 
Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

City ofHappy Valley 

Local Contact: Ray Valone 

Address: 600 NE Grand Ave 

City: Portland Zip: 97232-

Phone: (503) 797-1808 Extension: 

Fax Number: 503-797-1930 

E-mail Address: ray.valone@oregonmetro.gov 

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 

1. 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 DLCD 
ofthe adoption (ORS 197.830 to 197.845 ). 

6. In addition to sending the Form 2- Notice of Adoption to DLCD, 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 DLCD 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 

9. Need More Copies? Please print forms on 8~ -1/2xll green paper only if available. If you have any 
questions or would like assistance, please contact your DLCD regional representative or contact the DLCD 
Salem Office at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us. 

http://www .oregon .gov /LCD /fa rms.shtm I Updated December 30, 2011 
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BEFORE THE METRO COUNCIL 

FOR THE PURPOSE OF Alv1ENDING THE 
EMPLOYMENT AND INDUSTRIAL AREAS 
MAP OF TITLE 4 OF THE URBAN GROWTH 
MANAGEMENT FUNCTIONAL PLAN UPON 
APPLICATION BY CITY OF HAPPY VALLEY 

ORDINANCE NO. 12-1288 

Introduced by Councilor Shirley Craddick 

WHEREAS, subsection 3.07.450H of Title 4 of the Urban Growth Management Functi~nal Plan 
provides for amendment of the Employment and Industrial Areas Map by the Metro Council at the 
request of a city or a county and sets forth criteria for amendments; and 

WHEREAS, the City of Happy Valley applied to amend the map to change the designation of 
136.2 acres in southwest Happy Valley from Regionally Significant Industrial Area to Employment Area 
and Neighborhood; and 

WHEREAS, the Council held a public hearing on the application on October 18, 2012; and 

WHEREAS,the Council reviewed the city's application and finds that the proposed changes to 
the Title 4 map meet the criteria ~n subsection 3.07.450H, as addressed in Exhibit B; now, therefore, 

THE METRO COUNCIL ORDAINS AS FOLLOWS: 

1. The Employment and Industrial Area'; Map of Title 4 of Metro's Urban Growth Management 
Functional Plan is hereby amended as shown on Exhibit A, attached to this ordinance. 

2. The Council adopts the findings of fact and conclusions of law in Exhibit B, attached to this 
ordinance, to explain how the map amendment complies with applicable law. 

ADOPTED by the Metro Council this 181
h day of October 2012. 

Page I Ordinance No. 12-1288 

<:} 

.t}llison Kean Campbell, Metro Attorney 
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Exhibit B to Ordinance No. 12-1288 

Findings of Fact and Conclusions of Law 

Title 4 of the Urban GroWth Management Functional Plan (UGMFP) authorizes local governments to 
seek amendments to Title 4' s map of industrial and other employment areas. Title 4 prescribes criteria 
that local governments must satisfy for an amendment to the map. The Metro Council adopts and 
incorporates the staff report dated October 18, 2012 (the "Staff Report"), and makes the following 
findings and reaches the following conclusions to address the criteria, found at Metro Code 3.07.450H: 

Criterion A: the amendment would not reduce the jobs capacity of the city below the number 
shown on Table 3.07-1 of Title 1 of the UGMFP 

The Metro Council accepts the analysis of city compliance wi!}l this criterion in the Staff Report. The 
Council concludes that the amendment complies with Criterion A 

Criterion B: the amendment would not allow uses that would reduce off-peak performa~ce on 
Major Roadway Routes and Roadway Connectors shown on Metro's 2004 Regional Freight System 
Map below standards in the Regional Transportation Plan, or exceed volume-to-capacity ratios on 
Table 7of the 1999 Oregon Highway Plan for state highways, unless mitigating action is taken that 
will restore performance to RTP and OHP standards within two years after approval of uses. 

The Metro Council accepts the analysis of city compliance with this criterion in the Staff Report. The 
Council concludes that the amendment complies with· Criterion B. 

Criterion C: the amendment would not diminish the intended function of the Central City or 
Regional or Town Centers as the principal locations of retail, cultural and civic services in their 
market areas 

The Metro Council accepts the analysis of city compliance with this criterion in the Staff Report. The 
Council concludes that the amendment complies with Criterion C. 

Criterion D: the amendment would not reduce the integrity or viability of a traded sector cluster of 
industries 

. 
The Metro Council accepts the analysis of city compliance with this criterion in the Staff Report. The 
Council concludes that the amendment complies with Criterion D. 

Criterion E: the amendment would not create of worsen a significant imbalance between jobs and 
housing in a regional market area 

The Metro Council accepts the analysis of city compliance with this criterion in the Staff Report. The 
Council concludes that the amendment complies with Criterion E. 

Criterion F: if the subject property is designated Regionally Significant Industrial Are~, would not 
remove from that designation land that is especially suitable for industrial use du~ to the 
availability of specialized services, such as redundant electrical power or industiial gases, or due to 
proximity to freight transport facilities, such as trans-shipment facilities 
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The Metro Council accepts the analysis of city compliance with this criterion in the Staff Report. The 

Council concludes that the amendment complies with Criterion E. 

Regional Framework Plan: Title 4 of the UGMFP implements the policies of the RFP. Because the 

proposed amendment complies with Title 4, the Council concludes that it also complies with the RFP. 
Metro Code 3.07.450!. 

Statewide Planning Goals 
Goal 1: Metro followed the procedures for map amendments in Title 4, the Metro charter and the post­
acknowledgment plan amendment process. The Council held a public hearing following publication of 
the agenda and materials, including the staff report at the Metro website. These actions provided 
opportunities for public involvement in the process of amendment of the Title 4 map and complied with 
Goal I . 

Goal2: This matter came before the Metro Council on application of the city of Happy Valley. 
Coordination with the city has been accomplished through the process. As noted above, the proposed 
amendment is consistent with the Regional Framework Plan and the Urban Growth Management 
Functional Plan. 

Goal 3: The proposed amendment involves land inside the regional UGB. Goal 3 does not apply. 

Goal 4: The proposed amendment involves land inside the regional UGB. Goal 4 does not apply. 

Goal 5: The Council relies upon the findings and conclusion on Goal 5 and city implementation measures 
made by the city of Happy Valley in its order approving amendments to its comprehensive plan and land 
use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goal 5. 

Goal 6: The Council relies upon the findings and conclusion on Goal 6 and city implementation measures 
made by the city of Happy Valley in its order approving amendments to its comprehensive plan and land 
use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goal 6. 

Goal 7: The Council relies upon the findings and conclusion on Goal 7 and city implementation measures 
made by the city of Happy Valley in its order approving amendments to its comprehensive plan and land 
use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goal 7. 

Goal 8: The Council relies upon the findings and conclusion on Goal 7 and city implementation measures 
made by the city of Happy Valley in its order approving amendments to its comprehensive plan and land 
use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goal 8. 

Goal 9: The Council relies upon the findings and conclusion on Goal 9 and city implementation measures 
made by the city of Happy Valley in its order approving amendments to its comprehensive plan and land 
use regulations prior to its application for an amendment to the Title 4 map. Goal 9 does not apply to 
Metro. Nonetheless, the proposed map amendment complies with Goal 9. 

GoallO: The Council relies upon the findings and conclusion on GoallO and city implementation 
measures made by the city of Happy Valley in its order approving amendments to its comprehensive plan 
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and land use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goal I 0. 

Goalll: The Council relies upon the findings and conclusion on Goal 11 and city implementation 
measures made by the city of Happy Valley in its order approving amendments to its comprehensive plan 
and land use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goal 11. 

Goal12: The Council relies upon the findings and conclusion on Goall2 and city implementation 
measures made by the city of Happy Valley in its order approving amendments to its comprehensive plan 
and land use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with Goall2. 

Goal13: The Council relies upon the findings and conclusion on Goall3 and city implementation 
measures made by the city of Happy Valley in its order approving amendments to its comprehensive plan 
and land use regulations prior to its application for an amendment to the Title 4 map. The proposed map 
amendment complies with ~oal 13. 

Goal14: The proposed amendment to the Title 4 map does not involve the regional UGB. Nor does it 
involve the use of "urbanizable" land as described in the statewide planning goals. Goal 14 does not 
apply to the proposed amendment. 

GoallS: The properties involved in the proposed Title 4 map amendment do not lie within the 
Willamette River Greenway. Goall5 does not apply to the proposed amendment. 
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STAFF REPORT 

IN CONSIDERATION OF ORDINANCE NO. 12-1288, FOR THE PURPOSE OF AMENDING 
THE EMPLOYMENT AND INDUSTRIAL AREAS MAP OF TITLE 4 OF THE URBAN 
GROWTH MANAGEMENT FUNCTIONAL PLAN UPON APPLICATION BY CITY OF 
HAPPY VALLEY 

Date: October 18,2012 

BACKGROUND INFORMATION 
PETITIONER: 
APPLICABLE REVIEW CRITERIA: 

Prepared by: Ray Valone 
503-797-1808 
ray. valone@oregonmetro.gov 

City of Happy Valley 
Metro Code section 3.07.450 H 

The Regional Framework Plan calls for a strong regional economy. To improve the regional economy, 
Title 4, Industrial and Other Employment Areas, of the Urban Growth Management Functional Plan seeks 
to provide and protect a supply of sites for employment by limiting the types and scale of non-industrial 
uses in Regionally Significant Industrial Areas (RSIAs), Industrial and Employment Areas. Title 4 also 
seeks to provide the benefits of "clustering" to those industries that operate more productively and 
efficiently in proximity to one another than in dispersed locations. The title further seeks to protect the 
capacity and efficiency of the region 's transportation system for the movement of goods and services and 
to encourage the location of other types of employment in Centers, Employment Areas, Corridors, Main 
Streets and Station Communities. Title 4 is implemented through city and county comprehensive plans 
and zoning. 

The City of Happy Valley requests that the Metro Council amend the Employment and Industrial Areas 
Map to conform to existing public uses and authorize uses not allowed under Title 4. The proposed map 
amendment would apply to 136.2 acres in the City of Happy Valley' s Rock Creek Employment Center 
(RCEC), including two sites totaling 76.1 acres and 60.1 acres. The two sites and the proposed Title 4 
changes are shown in Attachment 1. Both sites were designated as Regionally Significant Industrial Area 
on Metro's Employment and Industrial Areas Map after being brought into the UGB in 2002. The parcels 
within Site #1 were purchased by the North Clackamas School District and North Clackamas Parks and 
Recreation District prior to annexation to the City. They have been developed with two schools and a 
regional park with active recreation facilities. Site #2, directly to the north and east of Site #1, is currently 
undeveloped. 

In 2011, the City completed and adopted a Goal 9 Economic Opportunity Analysis (EOA). This analysis 
shows that the City needs 200 acres to 333 acres of employment land to meet its 20-year need; however, it 
finds 204 surplus acres in the land supply for industrial and employment/office categories. It also 
expressed concerns with the suitability of some of the land in the RCEC area and identified strategies 
related to the type of businesses that should be targeted for this area. Based on the above information, 
Happy Valley requests that the 76.1 acres (Site #1) be taken off the Title 4 in recognition of the 
institutional uses of public schools and a regional park; and that the 60.1 acres within Site #2 be re­
designated from RSIA to Employment to recognize the constraints of the site and allow for the 
recommended targeted business clusters. 
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On July 17, 2010, the Happy Valley City Council adopted Ordinance No. 427, which amended the Happy 
Valley Comprehensive Plan/Zoning Map and Land Development Code to reflect the designations that 
prompt this request for a Title 4 map amendment. The ordinance was not appealed and so has, by default, 
been acknowledged as compliant with Statewide Planning Goals pursuant to ORS 197.625(1). The City' s 
ordinance appropriately contains a condition making the July 17, 2012 re-designation contingent upon an 
amendment by the Metro Council to the Title 4 map. 

The City of Happy Valley' s letter requesting the map change, comprehensive plan/zone change ordinance 
and staff report with findings, are included as Attachment 2. This application and its findings serve as 
application for the proposed Title 4 Map amendment. 

APPLICABLE REVIEW CRITERIA 
The criteria for amendments to the Employment and Industrial Areas Map are contained in Metro Code 
3.07.450 H. The criteria (in bold), summary of petitioner responses to the criteria (in italics), and staff 
analysis follow. 

To approve an amendment, the Metro Council must conclude that the amendment: 

Criterion 1: Would not reduce the jobs capacity of the city or county below the number shown on 
Table 3.07-1 of Title 1 of the Urban Growth Management Functional Plan 

Petitioner Response 
Site # 1: The City 's zone change from Industrial Campus (!C) to Institutional Public Use (IPU) recognizes 
the existing non-conforming public uses on Site #1. The number ofjobsfor this site would remain the 
same under the existing zoning or the proposed new zoning. 

Site #2: The City 's zone change f rom IC to Mixed Use Employment (MUE) is intended to better ensure 
that these lands are used for employment uses that help meet the Economic Opportunity Analysis (EOA) 
objectives with a focus on targeted business clusters. This change, including removal of barriers to 
industrial development, e.g. eliminating the 1 000-foot buffer requirement between residential and 
industrial uses, and allowing limited commercial uses, will result in more buildable employment land 
than previously. The buildable area is expected to increase for this site from 17. 1 acres to 30 acres. The 
City conducted a land use and development analysis based on these changes and calculated that the job 
capacity under the existing zoning would be 38 jobs and the capacity under the proposed zoning would be 
218jobs. 

Metro Staff Analysis 
Site # 1: Since the proposed change to the Title 4 design type designation for Site # 1 is merely recognizing 
the fact that the existing public uses were allowed prior to annexation of the land and subsequent zoning 
by the City, Metro staff concludes that there will be no impact on the jobs capacity with removing the 
RSIA designation from the site. 

Site #2: The City' s EOA recommends that the City take proactive steps by adopting policies to mitigate 
the risks identified in the report. Under Goal 4 (Facilitate Development of the RCEC) of the report, one 
objective is to optimize overall site development potential by evaluating " .. .locations with relatively 
steep slopes (i.e., over 10%) that are not conducive to industrial development, and implement zoning 
amendments that allow more flexible mixed-use development types that are compatible with adjacent 
industrial and/or employment areas ." A significant portion of Site #2 includes slopes of over 10% grade 
(Attachment 3). The City' s proposed MUE district implements this recommendation through code 
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language that still allows industrial uses, but also balances them with other ones more in line with the 
EOA, along with limited supportive uses. 

Based on review of the City's action of July 12, 2012, including code language changes, supplemental 
material and the findings, Metro staff concurs with the petitioner's assessment that the proposed 
comprehensive plan/zoning code changes would result in capacity for more jobs. The increased capacity 
stems from the changes to the code, including those mentioned above, that will yield more buildable acres 
than currently exist. The proposed change to the Title 4 map, which is based on the City's July actions, 
would not, therefore, have the effect of reducing the employment capacity of the City of Happy Valley. 

Metro staff believes that this criterion is met. 

Criterion 2: Would not allow uses that would reduce off-peak performance on Major Roadway 
Routes and Roadway Connectors shown on Metro' s 2004 Regional Freight System Map below 
standards in the Regional Transportation Plan ("RTP"), or exceed volume-to-capacity ratios on 
Table 7 of the 1999 Oregon Highway Plan ("OHP") for state highways, unless mitigating action is 
taken that will restore performance to RTP and OHP standards within two years after approval of 
uses 

Petitioner Response 
Highway 212 south of the proposed rezone area is a main roadway route within the regional freight 
network. According to the City's consultant, the proposed land us changes would result in approximately 
196 additional trips during the midday peak (12 to 1:00PM). This would have a nominal impact on the 
performance of this route during the non-peak hour. The analysis showed the additional traffic would 
slightly increase the delay at the three intersections studied by a few tenths of a second per vehicle. This 
increase would not, however, cause the intersections to fall below the level of service in the RTP nor 
affect the overall ability for these intersections to function within the specified mobility standard of0.90 
volume-to-capacity ratio in the year 2035 under the proposed zoning. 

Metro Staff Analysis 
Site #1: Since the proposed change to the Title 4 design type designation for Site #1 is merely recognizing 
the fact that the existing public uses were allowed prior to annexation of the land and subsequent zoning 
by the City, Metro staff concludes that there will be no impact to the off-peak performance on freight 
routes from removing the RSIA designation from site. 

Site #2: The applicable freight routes in the vicinity of the proposed zone change are Highway 212, a 
main roadway route and SE 172"d A venue, a road connector. Off-peak hours are assessed since those are 
the times when freight transport is most likely to occur in order to avoid delays from commute hour 
traffic. As part of its petition, the City conducted a traffic analysis to address this criterion, which can be 
found as Attachment 4 to this staff report. The three intersections analyzed for determining compliance 
with this criterion in Title 4 included: 

• Sunnyside Road at SE 172"d Avenue 
• SE 172"d A venue at Rock Creek Boulevard 
• SE 172"d A venue at Highway 212 

Metro's transportation engineer reviewed the consultant's analysis and conclusions and concurs that the 
proposed changes would not reduce off-peak performance on the facilities or intersections below 
standards contained in the RTP or OHP. As documented in the City's analysis, the proposed land use 
changes are expected to have a negligible off-peak traffic impact. 
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Metro staff believes that this criterion is met. 

Criterion 3: Would not diminish the intended function of the Central City or Regional or Town 
Centers as the principal locations of retail, cultural and civic services in their market areas 

Petitioner Response 
The RCEC was brought into the UGB in 2002 as part of the 12, 000-acre expansion in Clackamas County. 
The property was primarily designated as Regionally Significant Industrial Area, with the balance as 
Industrial Area. Since that time, the City has annexed the area and applied zoning. In 2011, the City 
completed a Goal 9 Economic Opportunity Analysis and subsequent economic development mission 
statement, policy objectives and conceptual vision for this area. The action taken by the City in July 2012 
included code amendments to realize the objectives and vision through provision of expanded industrial 
and office employment uses with ancillary services and some wor!iforce housing. The RCEC area will not 
compete with or diminish the intended function of the Regional Center or Town Center, given the 
limitations of commercial development and limited locations for residential development. 

Further, the City's proposed changes will aid in "syncing" the two Center areas, providing for future trip 
reduction and multi-modal travel opportunities between future employment lands and the commercial 
services found within the Happy Valley Town Center, which is just the beginning stages of becoming a 
"14-hour Community". 

Metro Staff Analysis 
Site # 1: Since the proposed change to the Title 4 design type designation for Site #1 is merely recognizing 
the fact that the existing public uses were allowed prior to annexation of the land and subsequent zoning 
by the City, Metro staff concludes that approving the proposal to remove the RSIA designation would not 
diminish the function of centers from the existing situation. 

Site #2: Recently, the City adopted a higher-density Town Center plan and boundaries just to the north of 
the RCEC. The City' s 2011 TSP master plan shows an additional arterial connection from the Town 
Center to the RCEC via a SE 162"ct A venue extension. Based on these actions and the code amendments 
that the City adopted in July 2012 to increase light industrial job opportunities, tech flex and office, while 
limiting commercial development in the RCEC employment area, staff concurs that the zone change will 
not diminish the intended function of the Town Center. The proposed rezone of Site #2 is, in fact, 
consistent with Metro 's Employment Area design type and not a center designation. 

Metro staff believes that this criterion is met. 

Criterion 4: Would not reduce the integrity or viability of a traded sector cluster of industries 

Petitioner Response 
The 2011 City of Happy Valley Economic Opportunities Analysis (EOA) makes several key findings 
related to land needs, policies and code amendments. Key EOAfindings and recommendations include: 

• Land Needs. The total 20-year forecasted Happy Valley employment land need is from 200 
acres (low growth) to 333 acres (high growth). The city's existing land supply is adequate to 
accommodate the high growth scenario for the industrial and office categories; but is 
somewhat constrained for commercial uses beyond the medium growth forecast. 

• Strategic Clusters. The Happy Valley EOA recommends strategies for retaining and 
attracting a mix of existing and emerging business clusters that pay above average wages. 
This includes a mix of existing established and emerging clusters, including: 

o Health services and biomedical research and development 
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o Professional and business services 
o Advanced manufacturing (metals, machinery, testing devices, etc.) 
o Advanced learning (public and private higher education establishments) 

All of the above-mentioned uses will continue to be allowed within the RCEC. The proposed development 
code amendments will actually enhance the ability of the RCEC to provide traded-sector job growth by 
reducing the extent of buffers between residential uses and future buildings within IC land area, and 
limiting outdoor warehouse/storage uses. 

Within Site# 2, the area is proposed for re-zoning from IC to MUE. The proposed zone will still allow 
development of the aforementioned traded sectors. The zone change will allow for more intensive use of 
the land due to the ability to develop on moderately-sloped land and the higher intensity of uses allowed. 
Therefore, the proposed development code amendments are expected to enhance the ability of Happy 
Valley to attract viable traded-sector businesses. 

Metro Staff Analysis 
Site #1: Since the proposed change to the Title 4 design type designation for Site #1 is merely recognizing 
the fact that the existing public uses were allowed prior to annexation of the land and subsequent zoning 
by the City, Metro staff concludes that removing the RSIA designation would have no effect on the 
integrity or viability of a traded sector cluster of industries. 

Site #2: Traded-sector industries are those in which member firms sell their goods or services into 
markets for which national or international competition exists. Firms in these sectors are important to the 
regional economy since they bring wealth into the region by exporting goods or services. These types of 
companies tend to cluster because they draw competitive advantage from their proximity to. competitors, 
to a skilled workforce, to specialized suppliers and to a shared base of knowledge. 

As stated in the petitioner response to Criterion 4, Happy Valley's EOA recommends that the City focus 
on retaining and attracting a mix of existing and emerging business clusters, which includes the list shown 
in that response. This list represents traded sector industries. The July 2012 action taken by the City 
includes, in part, code language to facilitate the mix of employment uses and site flexibility to create 
clusters of these business industries. 

Metro staff concludes that the proposal does not reduce the integrity or viability of a traded sector cluster 
of industries. Thus, this criterion is met. 

Criterion 5: Would not create or worsen a significant imbalance between jobs and housing in a 
regional market area 

Petitioner Response 
The City of Happy Valley is currently well below the regional average ofjobs per household; the 

proposed development code amendments are intended to help Happy Valley correct that imbalance. 
Based on Metroscope Generation 2.3 estimates, the City had only 0.5 jobs per household in 2005, well 
below the tri-county regional average of 1.5 jobs per household. Future housing and job projections by 
Metro assume Happy Valley will capture approximately 3. 5% of the tri-county household growth and 
1.8% of the tri-county job growth over the 2005-2035 period. This level of growth in Happy Valley would 
improve the jobs to housing ratio to 0.8 by 2030. The proposed development code amendments would 
help result in better utilization of the RCEC area for future employment growth than what would likely 
occur under existing condition, thereby improving the overall jobs to housing ratio in the City. 
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Metro Staff Analysis 
Site # 1: Since the proposed change to the Title 4 design type designation for Site #1 is merely recognizing 
the fact that the existing public uses were allowed prior to annexation of the land and subsequent zoning 
by the City, Metro staff concludes that removing the RSIA designation from the site would not affect the 
balance between jobs and housing. 

Site #2: As mentioned in previous criteria, the City's proposed changes to its comprehensive plan and 
zoning code would result in a greater buildable land area for employment uses, as well as removing 
restrictions to allow for a more intense level of industrial and other mixed employment uses. Based on 
these proposed changes, Site #2 would allow more types of employment uses that yield higher jobs per 
acre and a greater number of acres of such uses than under the existing code. For this reason, Metro staff 
believes that this criterion is met. 

Criterion 6: If the subject property is designated Regionally Significant Industrial Area, would not 
remove from that designation land that is especially suitable for industrial use due to the 
availability of specialized services, such as redundant electrical power or industrial gases, or due to 
proximity to freight transport facilities, such as trans-shipment facilities. 

Petitioner Response 
The land proposed for rezoning is not especially suitable for industrial use due to the natural resources 
and topographic constraints and the existing schools and park that have already been built. The areas 
that are more suitable for industrial use, south of Rock Creek Boulevard, would retain their industrial 
zoning. 

Metro Staff Analysis 
Site #1: The proposed change to the Title 4 design type designation for Site #1 is merely recognizing the 
fact that there are two existing schools and an active regional park in place. In addition, there isn't now 
nor ever were any specialized services in place for industrial uses. 

Site #2: Because of Site #2's location, site characteristics and lack of essential urban services, this site is 
not suitable for industrial uses, especially those that require specialized services. It has no transportation 
network to access the area and has major topographic constraints with Rock Creek and its associated steep 
slopes. 

Metro staff believes that this criterion is met. 

SUMMARY OF APPLICABLE CRITERIA 

Based on the petitioner' s responses and supplemental information provided by City staff, Metro staff 
concludes that all six criteria have been met. 

The City requests that Site #1 be removed from the RSIA designation, but did not specify which 2040 
Growth Concept design type designation should be applied. Metro staff, in consultation with the Metro 
Attorney Office, believes that the Metro Neighborhood design type would best reflect the public 
institutional uses of two public schools and a public regional park. 
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ANALYSIS/INFORMATION 

Known Opposition [identify known opposition to the proposed legislation] 
There is no known opposition. 

Legal Antecedents [identify legislation related to the proposed legislation, including federal, state, or 
local law and Metro Code, using appropriate resolution or ordinance numbers, ballot measure numbers, 
etc.] 
Designated RSIA in 2002 by Metro Ordinance No. 02-969B; Authorization by Metro Council to change 
the Title 4 map by Metro Code section 3.07.450 (Employment and Industrial Areas Map), amended by 
Metro Ordinance No 07-1137A. 

Anticipated Effects [identify what is expected to occur if the legislation is adopted] 
Proposed changes to the City's comprehensive plan/zoning map and development code text become 
effective, allowing a mix of employment uses including industrial, commercial and office, along with 
limited residential on Site #2. 

Budget Impacts [identify the cost to implement the legislation] 
There is no significant budget impact. Implementation would consist of updating the Employment and 
Industrial Areas Map. 

RECOMMENDED ACTION 
The petitioner seeks to amend the Title 4 Employment and Industrial Areas Map. Metro staff believes 
that the petitioner has provided sufficient evidence to demonstrate that the criteria are satisfied. 

Staff recommends, therefore, that the Metro Council approve this ordinance. 

ATTACHMENTS 
Attachment 1: Map of proposed amendment 
Attachment 2: City of Happy Valley request, ordinance and staff report with findings 
Attachment 3: Topographic map of Site #2 
Attachment 4 : Traffic analysis of City' s comprehensive plan/zone change proposal 
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DRAFT MEMORANDUM 

April11;2012 

Michael Walt~r, City of Happy Valley 

Michael Tomasini, P .E;.) PiOE, DKS Associates 

Mat Palata, OKS Associates 

ATTACHMENT 4 
Staff Repor t 

Ordinance 12-1288 

Rock creek Emplo_yment Center comprehe~ive Plan Amendm!!nt 
Metro (Title 4 Map Amendmelits) traffic Analysis 

This f!'lemorandum summarizes the traffic anafysls of the proposed Comprehl!nslve Plan zoning 
amendment for the Rock ~reek EmpiQytnentCenter located in Happy Valley, Oregon. The analysis has 
been performed to ctetermlne compliance with the Metro Urban Growth Management Functional Plan's 
Tltle 4 protections for industrial and employment areas. Updated trip pattems and traffic operations 
resulting from t'he land· use change have been ev;~luated for 2035 horizon year conditions, The following 
sectlons present the methodology and assumptions for the analysis and summarize the findihgs. 

Findings 
The traffic analysis revealed four key findings, Including: 

• All study lnt.ersectlons currently perform within operational ~tandards during the midday peak 
hour (from 2 to 3 ~M). 

• No significant effect to off-peak (9. AM to 3 PM) traffic operations would be expected to occur 
along the designated regional freight network (SE 172nd Avenue and OR 212) as a result of the 
proposed amendment. 

• All of the study intersections would perform within Identified mobility targ-ets (0.90 v/c ratio} 
during the midday peak hour through the 2035 ~orizon yeat, with or without the proposed 
zoning amendment. 

1400 SW Flflh Avenue 
$uite500 
P<lrU11nd, OR 97201 
(so;.i} 243-3500 
((§03) 243·1~ fax 

· 't'WW.dli$aSSOQ!ateaalm 
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Background 
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In seekfngto Improve the regional economy, the Portland Metro Urban Growth Management Fund.icnal 
· -Plan._ inc:Judas Title 4 (Industrial anq Other ~mp loyrnent Areas} to prqtect ac~ss to regionally significa}'lt 

employment sites, Title 411mlts the types and sca le of non-lndustrra luses In designated i11dUstrfal and 
employment areas, induding the Rock Creek Employment Area. idle 4 specifies that land use 
amendments maintain off-peak (I.e. midday) performante to within identified. volume-to·capacitv 
standards fo r key roadways ldentlfled in the Regional Freight Network Map.1 ln the event that off-peak 
perfonnance standards are not met1 mitigating at tions would be necessary. 

The Happy Valley Ro~k Creek Employment Center was brought into tne Urbil!1 Growth Boundary in2002 
to provide land for lndustrral and employment development and identiflecJ as a TftJe 4 area by M~tro; An 
e1:onomic <>pportunl~les analysis ofthe area conducted In 2011 ldentifled concerns about the viability of 
the land for industrial uses due to the followingfa&tors: 

• Non-industrial uses (schools and parks) have been recently built within the industrial zoned 
areas. 

• Topo~raphy and natuf;ll resource constraints limit the abil1ty fur ~he area to support industrf~l 
activities. 

• Areas that could potentially support industrial uses are currently lOned com me rc1al. 

Proposed Comprehensive Plan Amendment 

To reflect the communlt•/s vlslon for development of the Rock Creek Employment Center, a land use 
amendment has been proposed to the E:ast Happy Valley C-Qrilprehensilie Plan. Tne proposed 
Comprehensive Plan amendment would change zonfng and land use designations for two ~reas in the 
Roc~ Creek Employment Center. The land use would change from Industrial Campus {IC) to Mlxed Use 
Employment (MUE) and' ln~itutional and Public Use (IPU). Fl~ures 1 and a illustrat~ the studY area and 
Identify the location of the proposed zoning changes. Table 1 summarizes the 2035 land use 
assumptions for the two areas under both proposed and current land use designations. 

1 Metro, Urban Growth Management F.unctlonat Plan, Effective January 18, 2012. 

' Metro, Reg1onal Freight Plan2035, Fig1.1te 2.,20: Regiohal Frel&h~ N~tWork Map. June 2010. 
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Table 1- Land Use ~ummary 
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As shown in Table 1, the proposed zoning waul~ result In 384 additional households and 65 employees. 
The Increase in land use waul~ result in an increase in vehicle trips within the area. 

Analysis Methodology 
This section describes the·methodology and analysis of the potential impact of fhe proposed Happy 
Valley Rock Creek Employment Center comprehensive plan amendment. Topics covered Include study 
area, Intersection per:formance standards, tr<!ffiC operations. and future volume forecasting. 

S~dy Area and lntersectic:>~s 

The Rock Creek Employment c;e~ter is ge.nerally located north of OR 212,. between SE 152'id Avenue and 
the land use parcels east of SE 172"11 Avenue. The regional freight network includes S,E 172"d·Avenue and 
OR 212 as J<ey freight roadways in the area d~signated by Metro, Tr~ffic impacts to the regional fre ight 
network have been evaluated based on the traffic operations at three study Intersections: 

• OR 212 at SE 1721\d Avenue 
• SE Rock Creek Boulevard at SE 172"" Avenue 
• SESunnyside Road.atSE 17211

d Avenue 

These locations were determined based on proximity between the proposed comprehensive plan 
amenament and Metro's Regional Freight NetWork and conversations w·ith Metro3• Figure 3 shows the 
relationship between the study area and the study intersections Imposed onto Metro's regional fre ight 
network. 

3 Email from Anthony Butze,k, r~ceived Jan~ary 23, 2012. 
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Intersection Performance Standards 
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lntersettlon performance stanaards have been Identified by Clatkamas County-and ODOT for 
intersections which fall under their jurisdiction. Clachmas Cotmty's performante standards have- been 
described in the Clackamas County comprehensive Plan;' Level of service standards for roadways within 
the Co~n'lty's jurisdicti<m have been Identified as LOS D. OOOT's Oregon Highway Plan5 indicates 

-maximum volume to capacity (v/cl ratio of 0.90 for OR 212 as an acceptable performance slandard for 
the midday peak hour. Under a Metra Title 4 Analysis intersection operations shall be compared to the 
Interim Regional Mobility Polley standards defined in the Regional Transportation Plan, which Indicate 
an Intersection may operate with a maximum 0.90 v/c ratio. 

Traffic Operations 

Traffic operations for the study intersections was evaluated uSilig Sypchro and Highway capacity Manual 
IHCMJ 2,000 methodologl(!s to be oonslstent with· the East HappyValley Comprehensive Plan.6 

operational analyses were eonducted using midday -peak houl' turn movement counts for the existing 
(4012) scenari9 and future (2035) midday peak h.ourvo[umes were used for the future scenarios. 

Future Volume Forecast Methodology 

Future traffjc vo'lumes fore<:astln~ m'etho(fology was based on the re lationship between the midday 
peak hour and the PM peak hour for the study Intersections. The following sections validate the 
assumption th~t the existing ratio would also be valid for the futute year 20jS, 

Traffic Operations and Future Volume Forecasting 
Thls section of the memorandum includes detail,s on exfsting traffic operations, the generation of the 
futu re year traffic volumes and the calculation of the future year 'traffic operations at the study 
Intersections. 

Existing Traffic Operations 

The 2012 traffic performance was evaluated for the midday peak hour at the study Intersections, based 
on fntersecticn turn movement counts·take'n from 1 to 3 PM on Tuesday, January 31st, 2.012. The 
existing intersection performance has been summarl~ed in Table 2. All ofthe st.!Jdy Intersections would 
perform within acceptable operations during the midday peak hour. 

4 Clackamas County Comprehensive Plan, Transportation. V-10, 31.0, Arn~nded March 2011. 
5 Oregon O~partment of Transportation, 1999 Oregon OR Pran, Amended January 2012. 
r. OKS Associates, November .2008. 
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Table 2: 2012 Study lntarsectJol'! Level of Service (Midday Peak Hour) 

, Serv~e 
Pelay,. Average del3y per vehlde 
vic"' volume tQ cap~cltv ratio for loters~tion 

Midday to PM peak hour Traffic Volume Relationship 

D 
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To determine the relationship between the midday and PM Peak tlour traffic volumes within the study 
area, daily volume counts were conducted on SE 172nd Avenue and OR 212.7 Figure 4 displays the 
results ofthe d~i(ytraffic wunts for both tocations. Ttle traffic vph .. une profiles follow similar patterns. 
with a morning traffic peak hour from G to 7 AM and an overa.ll peak during the 4 to 5 PM hour. From 
the midday (9 AM to 3 PM} trafficvqlume count it was determined that the midday volumes in this 
location were the greatest between 2 to 3 PM. 
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Figure 4: Daily Traffic Volume on SE 172nd Avenue and OR 212 
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The midday to PM peak hour traffic volume ratios were dE!veloped using the dai ly traffic vqlurne data 
collected on SE 172"d Avenue and on OR 212. The factors were based on the existing ratlo of t he 
PM peak and midday roadway volumes. Table 3 shows the midday and PM peak hou( the count 
volumes and ratios. St udy area traffic volumes from 2 to 3 PM are approximately 60 to 75 percent of 
traffic volumes from 4 to SPM . 

7 The traffic counts were taken Thursday, January 26, 2012. The count on SE 172"4 Avenue was taken just nQrth of 
OR 212 and the OR ~12 count was taken Just west of SE 112"~ Avenue. · · · 
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Table 3: 2012 Traffic Volume by Tlme of Day 

Ratio 0.62 

Future Year 2035 Midday to PM peak hour Validation 

MEMOAANOUM 
April11, 2012 

Page 9 of 11' 

The Metro t(avel demand ltll)del was used to vall date the future year midday to PM peak hour traffic 
vplume relationship developed previously. Table 4 Identifies model trip generation for the adjacent 
Metn) transportation analy~is zpnes Impacted by the proposed land l)se changes.' T~ese values wo1,1ld 
represent locally generated traffic in 20.35. T~bre 4 also Identifies the 2035 Trav.~l Demand Mod~IIJnk 
volumes9 by time of day. Model link volumes reflect locally and reglon!llly generated trips. This table 
representS the approximate rehnionship between study area traffic volumes during the. PM peak and 
from 12 to 1 PM. 

Table 4: 2035 Travel Demand Model Data 

0 i>eak hour Inn been converte<l from mo!lel2· tlour PM p~k period (4 to 6PM) by us!ngafactor of 0.52 

S<lur~: Metro 

The traffi.c volumes Identified In Tables 2 and 3 generally reflect 20 to 40 percent lower volumes durlng 
the midday, compared to the PM peak hour. Since the ratios developed In Table 3 were from traffic 
counts and were shown to be .similar to those developed ln Table, the. ratios from Table 3 were selected 
for use in the development of the 2035 midday peak hour volumes. The midday to PM peak hour ratios 
used included: 

• . 0.74 for the intersection of OR 212 at SE 172nd Avenue 

• 
• 

0.62. for the Intersection ofSE Rock Creek Boulevard at SE 172"d Avenue 
0.62. far the intersection of SE Sunnysi~e Road at SE 172"il Avenue 

8 Th~ trip generation values differ from those Identified for Table 4 because the Metro transportati(]n analysis 
zones cover a much larger area than the proposed land use amendments. 
9 The Travel Demand Model link volumes represent raw link volumes that have not been post-processed or 
analyzed wltn tne satne level of analysis as the 2035 forecasted tum movements identified in the Comprehensive 
Plan. 
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Future trafficvoll.!me forecasts were generated using the Metro travel demand model and the midday 
to PM peak hour traffic volume ratio developed in the methodology section of this memo. The trip rates 
also vary depending on the time of day. Estimated traffic generation far the current and proposed land 
uses during the midday (12 to 1 PM) and PM peak hour {between 4 to 6 PM) have been identified In 
TableS. The estimates were based on applying average 2035 Metro model trip rates to the land uses 
Identified In Table 1. The proposed land us~ changes would result in approximately 196 additional trips 
during the midday and 231 additional trips during the PM peak. hour traffic volumes. 

Ta~le 5: £stlmat,ed Change tn Traffic Gen~ration 

9 10 I 19 I 8 I 16 I 24 

111 104 112 255 
YVI' ltJ' · ~~:;:;a .t;:; I I.,IVt;i r IQ.I I 

Net, Change 102 94 96 291 

•p~ak hol!r ha$ b.een convert¢tl trotn model ~-bOUt PM peak period (4to $PM) by using a factorofO.S2 

Future Year 2035 Trip Distribution 

The distribution of additional trfps was estimated based on the traffic assignment results inch..rded in the 
travel demand forecast model. Impacts to the study intersections were relatively small, with 10 to 20 
percent oftraJfic routing via SE 172rid Avenue. The remainder was distributed east ofSE 172~0 Avenue, 
via Rock Creek Bo\.llevard, SE 16200 Avenue, OR 212 and SE Sunnyside Road. 

Future Year 2035 Volume Forecasts 

Future year 2035 traffi·t volume forecasts were created using Metro's future year 2035 PM peak hour 
Travel Demand Model. and the midday to PM peak hour ratio previously identified. The Metro 2005 PM 
peak base model and the adj1,1sted Metro 2035 PM peak travel demand model were evaluated to 
estimate 30 years of traffic growth in the study area. The 30 year traffic growth increment was applied 
to the PM peak hour baseline traffic counts {2005 and 2006 data) to represent post"processed 2035 PM 
peak hour traffic volumes at the study Jntersectlons. These volumes were verified with the volumes 
produced for the East Happy valley Comprehensive Plan10 to ensure concurrence between plans. Once 
the comparison was complete, the midday to PM peak hour volume ratio was applied to the turn 
movement coun.ts to generate 2035 peak midday traffic volumes. 

10 OKS Assnciate$1 November 2008 
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The future midday traffic operation e\'aluatlon was based on the midday t raffic volume for:ecasts under 
the current Comprehensive Plan and under the Proposed comprehensive Plan. The assumed roadway 
network and intersection signal timings were the same as previously identified fo r the East Happy Valley 
Comprehensive Plan for both scenarios. Major projects assumed to be in place indudeq the 1~205 to 
Rock Creek Junction expressway and the 162no bridge between the Rock Creek Employment Center and 
the Happy Valley Town Center. The future midday intersection performance has been, summarized in 
Table 6. The applicable performance standard for these intersections under the Metro Title 4 Analysis 
wquld be a 0.90 v/c ratio. 

Tabl~ 6: 2035 Study Intersection Level of Service (Midday Peak Hour 2 to 3 PM} 

c 33.7 0 .60 c 34.3 0.60 

c 29:3 0.75 c 29.7 0.76 

The additional traffic from the Rock Creek Employment Center would slishtly Increase the delay at the 
stt.Jdy intersections by a few tenths of a second per vehicle. However, this. increase would not affect the 
overall ability for these in.tefsections to function within the specified mobility standard of 0.90 v/r. ratio 
during the midday peak hour. 



MaY.~r . 
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July 25, 2012 

Metro 
A.ttnt Martha Bennett, CEO 
600 NE Gtand Ave. 
Po±dand,()R 97232 

Dear Ms . . Bennett: 

ATTACH!-IENT 2 
Staff Repor t 

Ordinance 12-1288 

City Mana set 
Jason A. Tuck 

Hello, 1 am writing you tod~ in ..regard to. the City o£ H~ppy'Vailey's recent efforts to bettet link the 
tecently desigrtat:ed '.H~p~y Valley Town Centet sad the •'R_ock, Ci:~ek EtnployDl.eut Center' (R.CEC) 
.area that .includes Titlcr 41ands, to. the south. Specifically,, the Oty .. with the ~sbtnce o£ our 
consultant (Angelo Plan:olng Gtoup) Ms £ollowed up o:n :recommer:'ld~tions wlth.iq ou:.t E-:.:o~omic 
Op~ortuoities.Anatysis (tnnde-d hy a DLCD "'Vech:nical Assistmte Gtmt) in. t(!gard t(1 the lade ~f 
viability of in.dustclal zo~'wlthin po1tions ·of the: ~eatcJ! ~BC ~~ titJe ~· $l('>pe llQ.Q-Ai\tQ.:ClY 
J:esource constraints. The: City ·believes the proposed 1(1t1cndJti~~s from lil~utt,cial ~mp11S (lC) to 
,. .. :_.ed~u· . e b . '1 . .. (MU' ' E' . :ill' . "t ' d .. : '·1·~ .. th " lfi fl< ..:·l· · ' ) ill L:..t•ft· t:" .. cili .... •~> .c. ....... e ~v~ s ctnp O)'lllellt . ~as USti1\ e w~~ ... k • • e ~.J' v.-.'WOW '\Y,. ~-~ ~:t~ ·""'"' .. .,.t,_ 
development oppoLtunities and p.to~e £or 4 b:rQ;\aet ,t;Mge·()E ll$~ tlillt 9-tc: mP.te .t~!iUsll~ 
considering these ;constraints, tts W'!':ll a:s prw.l~ mor~ oppo.r~ttiiy to ''•yna• with. the Tpwn 
Centet: area.. 

I:n 1tddition~ the convet!{i9f.l of t;b~ public;Jy own.ed ~and$ (North ~cbmas Patk.s ~ Re~r~tion 
Disttict Md NPtth, q"~ka.!fl~$ S~hQ<?l D.itwct •.#12) to an m.sti~ti<S®. ~ l?ll.~lit U~ {lPU} ;~:one ·will 
mote a.CC'!,l.[l\tdy t~¢,<:~ W~ ~e$ jn plac;!~"W).th.ifi •t;ll()$e lMJ<Jli· tbfl.,t wet¢. ~t(\bli.shr$1, p.tiot the 
itnpletJ1<::Qtatio.n ofthe E4u !{appyV..Uey Co.mpt~h¢11sive l>lan. 

J\s pP.tt o.f the$~ ~ffpt:t.s~ :And. .as deta:ilecl i.n th¢ ·attn~b.~ .fi.ndiPgs npdt..essmg the M~tro ';tjl!e 4 cftt.etiil 
. {a;P *tl-gtn~ted ~~sian. of th~ .f)ill :findings. fouQd "'ithin th~ staff tep.Ptt)~ 'th~ City ptopo;ses 
Cqmptehep$.iVtt Plrul/Zo:tilit.g 1\u,j> S\U1M.dt.xi¢nts - ·the Bnal.hnple~tation .of which 2te ·dc:pendent 
ttpon il.tnendtn~~ t4 ·!hi! ~oil~l 'Ii\le 4tn~p.s- (s~ COndiiio.U of Af:>pt<ml'No.t, ,J?a~ 36 of the 
1itdf repott) and th,e jpl'ov.iSion :s:equited by the 'lbtnspoJ:tation Phuwing: Rllle o.nnlysi$ fot ·a ••ttip cn.p., 
('~ CoJiditio.n of Approval N:o. 2). 

PJens.e <:oosider out .t:equest to have the Title 4 maps atneoded to match these ame.odtnents- we 
bave coordinated with ltay Valone and Ted Reid in teg:u:d to the proposed changes. We have, and 
will ~ontinue to, provide aU necessaly products to your staff. Further) :we -wocld be gbd to meet to 
discuss the prorosed changes prior to any futw:e healing before the Mefro Council. 

16000$6 Misty Drive 
Happy V:VJ~y. Otegc:Jn 9708q-:4288 

l'el.epho~: !503) 7a3..aMo.FaJC (503) 658-Si74 
Wettsite: www .clJ1app}'-val:rey.or;:u.s 

Pre~nii11g11ttd enlu111cin~ (/t'f ~elyi l~ll~1111il-~u.I{.CIJtf trltftln!llrf!y 



Sincere9':, 

brA Vi o. M)J · 
MiChael)). Walter, AICP 
Economic & Conununlty Development Dkector 

cc: Jason A. 'rude, City Manager (via. e-mail) 
Ra:y Valone; P.rinclpal Planner (vi fl. e-miill) 
.Cathy Corlis-s, AngelQ P~g Gi"94P. (v:i:J ~-m'.l.il) 
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The t't>Uomng Title$ from METRO Clla,Pfer 3.01.(Urbno -Growth 'M'-·mrgement.FuncHonlll 
Plan)Jln;appiJ'~pJ~w~~~ r~q•~J~ 

"fR'LE 4~ INDUSTRIAL-AND OTHER.EMf.LOYMENT AJYM~ 
The Cf'itQ'la for l:tlf1en'clme'ifl Dftbe EmplP)'ml{n1 .anti!I'JdjtstrilllA.ttas Map ant coiiloined:in MehQ 
Code 3. 0'1.450 H 
3.(r(.-#!J ~pTf!J'1fll1Jfli1Jfl1irlltiSfrlq1Areq$.Mnp 
$. t/pa11 requ~s(/tPm fl' ¢tty or a ~ormry, tn~'11etro QJpJ1C.if mqy amend the Errz]ilo}'l!1~f rmd 
In®slria1.dr..ens Map ·by,ordJnanc.~· f"(! tQ~Ider prl!pqs,q amendments thw e.xceed the·'Sizf 
s1altcldtd~ q{pm.'ttgrqph 6 ofsubsection C ojthe·sectian, To rrpprove l1H 'lfifltmdment;. the Coltncl{ 
must MndJ'Ud6 iht.tt thJt. (flften4iii.efft: 

1. Jflottfd not·red'uce the emplrzymenl capacity ofJhe dty·.or cotmty,· 

StnffRJ:~pUn$e: 
l'h.e· pr~PQ-sal to ~tnen'd 'tb.e 'Metr~· BmJifoyment and Indtlstrial ~as· Msp wou)'d ~t reduce the 
empto.yment ·~opacity of H~ppyV alley'l:iasefl ·on the folloWiug: 

a. Tho proJ.?Osed text amendments. are intended to: better ensurcuemaining employment lands are 
~-f?r. ~n.}p1o,yroent ~~ 1l}qt :h,etp ~Cfty. m~~!. :EO A Pl>jf;c~ve. .2;l .. (Recrmt ?U$in~~th~t 
oJf~r li Vlng Wllg~ tb~t '® higher than 1h~ ,stt!.1ew.J.de I:!YeJ:Rg~ for ;all pnvate b.\clst:o:ess 
esfablisb.ments) Wl.tlHt. fortus o·ll t,argeted business clust.et.s. By YelUO.ving'l>arrier:s. fu industrial 
d'eveldp.111ent (e:g.~ t® 1000' ·buffet beh\•cen 1-esjdential and industrial uses} and,pt:ohibiting or 
limiting some commercial activities, 'tbe1ext amendments help enhanee the short-term and long­
lerm lapd supply avaibible for indl.lS!l'ial and em.piQyro.ent ~es. 

b, The proposed.rezcutilfg inMap.Am.end;nentArea 1 recogniz.es:existing.noU:-CQnfonning 
inStitutional us~·. The pr(?posed.remhe iti Area 1 is .on lan.ds O'ooUpied by an e-xisting middle 
sChool and an existirtg e~ementary SChool anti an exiStillg community park. The useS on these 
lan4~ lP'I;p~il,?lic facilities 40d the l'lfld use zone $houl~ ·be C~B,ed to recognize tbllt s~h uses 
ll{e illlowed. 

o. Thd vrqpo·sed r~ning 'ip. Map Amendment Mea 2 includes rt remne of 60.1 gcoss acres ftom 
Industrial Catnpus (IC) to Mixed Use Etnj>l~yment (MOE). This zoning amehdrtlen:t is 
consistent With tho HappY Valley E'OA and acknowfedges \ll more SIJitable and compatible use for· 
t.he pJ:Operty. Sfeep stoves alld .resource are.as m!lke thi's hilly 1~ti.o.n n,ortl! qfthe ~xlstinB. p~u:~ 
a.nd ~chools difflcylt tp dev~lQp for anJndustria111S~, The ch~ge of zoning from IC to MUE ·is 
expected to .result in tnote bulldable land than would otherwise occur With IC land due to tb~ 
utilization of mo.derate slope,s. The buildable land area is expected to increase front 17.1 to- 30.0 
acres (an increase ofl2.9 acres) with the zone change. The proposed zone change is expected to 
resqlt in more employment activity on lbis site than would pccur wi.th' IC zoning (due to~ 
i.ncre(lse in l>uilcJitb.l~ area ·and the higher density of the allowed offi~- us~s relative to typic;{ll 
industrial dev~lopm~nt); hence total .employ~ent on this site would be at levels equal 1o or 
greater than what may occur with eXisting zonJng. 

Therefore, per the proposed provision.for tho implementation ordlnance that Tequires. subsequent 
Qpprovol by Metro of amendffient; t{) the appJJcitble Title 4 maps, thi~ criterion is S<\tlstled by the 
subject request. 

2. Would not allow uses that would reduce off-peak perfornumc.e tm Main RoadWtl)' Roules and 
Roqc/wpy Connect()r~ s.l?()wn on tM Regfonr;!l· Fre;[[ht Network M,qp in lhe Kegi011l1/ 
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Tra.t~Sflflrtatio.n l'k.m 'below VQ[r!1frp--,to.-t:D}1aCiiy,s!Jmdm:th in 1/ie. pla11.: lflile.ss mifigafing etc/ion is 
taken ihatwill te"sJore perfonnance to RTP <&tandarckwithltili.vayedrrs·ajlef approYal of'w.es~: 

SfaJJ R~poJ,tse;-
JI.i'ghway:ll2 .soutb ofthe re7JJne~j:~ a.mJlin tQadWn}! l'Ql.lte withln th<rregkullii .freight 
ncW.'Qrk (s~e Figtu"e 11 Rocka.:eek Area Freight Netwoik). The Damascus TSP· and th~ Highway 
21Z CarridQr Study w.iU better define 'Solutiorn 1n this-'Cotridot: The. proposal to reduce industrial 
:zo:ning·by a. net l3.6,2 .acres, incr.¢ase iustitutional toning by-76.1 acres .and inCJ:ease mixed use 
employment z6nin¥ ~y 60. I acres. is expected to have a nominal im_pact.on traffic ttlps.. The . 
prop·osed'1and 'Use chan&es would ~sult in' ~ppmximately 196 addillcm~·ttip:! dmlng tb~ mJ4cl&y 
(14 to 1 P}vf). The ad4itional traf:tic from the Ro~kCre~kE.mployntentCent~rwo\dd sligblly 
irrcr~ase 1he delay at tbe sf;udy inte:rsect:ions by a few tenths of a second _per vehicle. Howeve.r, 
this increase woold not affect 1he overall ability for these interseetio.ns. to function Wilhia the 
specifted mobility standatd of'0.90 v/c tatio during lhe midday peak hour; No significant .effect 
to off-peak (9 AM to 3 PM) traffic operatiolls wo.uld be expected to occur alon~ the designated 
regional. freight network (SE 1 12nd AvenuQ anq OR 2l2) as a r€;$u.lt of the p.toJlQ$~d :~m~J~!3m~nt .. 
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3. Wauld not mm.Tnish the inlended flinclion ,of IM Central Ci(yor- J!tgiMal pr Tow;,. Center~ a~ 
tile pHncipallocatiOils of r_etafl, culCJiftl{ and eJviq ,servius In their mat'klt W'UJSJ 

S.taffResponlle.} 
Tb~ 'RP.~k C~~k E.mplortn~ Ceu.ter was bro~ght int:Q the tlrbm1 Growth B'oundary (UO!l) in. 
2002 .as part of an ·a}lproximalely 121000-acre UGB ¢xplltl~iou. Th~ property 1-W$ .P~ily 
deSi~ted as a Regiofi:llly Sfgnificanl Indust'tial Area, with the balance. in indn.strl.allaud .. Si~ 
that time, the City has anhexed the area and applied urban zoning. The receQtcornp•ethm ofth~ 
H~ppy V ~ey BOA in 201 ·t has prepared a current economic developm~nt misSio!) ·sta~.m¢nt, 
pqlicy objec.'tives aod co.nceptqa,l visic;m foi the Rock Creek Employment Cehter. The propo-sed 
develop.ment cocie amenclment;; w}li prQvid~ additipn~f O.,Pportuniti~ for industrial and office 
employment USe$ with an.cillazy s.etYices ~nti some wori.cfon:~ h.R~ing opporttmid~. The area 
will. not compete wHir or diminish the existing and :intended function of the l-lappy Yalltiy Town. 
Center give.n limltati'ot1s of cal1ln1ercihl development and limited locations· for'rtsid.e.ntial 
development in the RCBC area. Fm1her, the. proposed cbange:s will ald in "~ynei'ng'' ibe, two 
Center areas, provi~lng fQr futuxe ·trip rW'l.lction and multi-modal travel oppottuftifies betWeen 
f~ltllre. ernployment lands qn~ the.· QOJlllll~fcl<~l s.e.tVic~ fo~qq wiUlm tho j.fappy Valley Town 
Genter, which is just the begirming.sloges of b.ooomittg a "14-hour Cornml.Ulitf\· lhts criterion 
is mel 

4, Would rror red#ce til~ .i1fleWUY or vlabflfly of a traded sector cluster offndus/rllu; 

StaffResponscl 
The 2011 City ofH~ppyVolley Eoonomic Oppartun.itles Anaiysls (EOllJ roa.k~ severa1 key 
findings related to land' needs, ·policies and code amendments. K~y BOA findings .and 
recommendations include: 

... 
' Land Needs, The t,otal .20-year fore~tcdHnppy Valley~JllP10YJll~tl!!ndlleeO is 

from '200' ~cres (low growth,): to 333, acres (high growth). The city"s ~X:istlog JAOd 
supply is adequate to .accontmodate tho h1gh growth sc~naria for :the i-pdustri~l ani( 
office. cate~ories; hut is .somewhat .c.ohsttamed for commercJal uses b~YQnd the 
meditun growth for(,'.Cast. 

• SJrategic Clusters. Tl)e H~ppy V ~I ley EOA ·rec;qmmends sln}tcgies for retaining :and 
attt·acting a mix of exis·tin:g ·and emerging b~iness clusterg thut pay above nv~ge 
wages. T.hls includes a mix of e~sting establi'shed ttnd em~tgitlg ·~lt:t$ters, inclt.Jqing: 

o Health services and biomedical tesear~h and development 
o Professional and business sel'vices 
o Advf!nced rnauutacturing (metals, ma~hjnery, testing devices, etc.) 
o Advanced learning (public an.d private higher education est\\Qiishmcots) 

All ofthe above-mentioned uses \Vill continue lobe allowed within the Rock Creek Employment 
Center. The proposed development code amendments wHI actt:tally enl1ance the ability of the 
Rock Creek Emp-loyment Center to provide tradeg-sector job growth by reducing the extent of 
buffers betweeu residential uses and fut'}.lre buildings whhin lC l~nd ~rea, and limiting outdoor 
warehouse/storage uses. 

Within. Map Amendment Area 2, the atea is proposed for toe-zoning fi·otn IC to MUE. The 
proposed 2,one wiU still allow developrrtent of the aforementioned traded sectors. The zone . 
change will allow for more in.tepsiv~ pse of the ~a,nd due to the ability to develop on moderately 
&loped land and the higher it)ten_sity of uses allowed. Tllerefore1 the propos<Xi development eode 
amendments are expected 1o enhance the ability of Happy Valley to attract viable traded-sector 
b~sine~. . 
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5. Would not create or worsen a signijlc.antimbalance between jobs. and hoi4$lng in a regional 
ll.1(!r ket ({f.Cfl, 

ShtffRe;-p<)YlS_el 
Happy Valley is curr.ently well below the: regional.av~4gt$ .ofjobs pex household;:~ proposed 
dev.~lo,pm~~ code amendment! ate intend~ tt) h~l.p. Happy, Valley ·oorteet tha~· inibal'anc~. AS 
~ndicated m'l"able ~· ba~~ on Metroscove 0?eralion2.~ estlmal~ Ha~py v.alley httd onl)l, 0.5 . 
.JOb~~ hotJ~f;hPJ ~h,IJ ·20.0S{ ~llix!low the bi.-coun~ ~~n>11!il. ~y(:~g~ . of 1 ,S JObs per. h.ouse~oJd. 
f'uture.ho~in~ IUld Ja't>' proJ.~u:m:t by M.~trq ~~~~appy VJ.~:lley WI~l ~ptu~ apprq~unately 
3.5% of the tti+PQUllty.h~us~C)ld gro'\Vfb and, 1..8% ofthe·trir.i;ounty j()b growth ovetthe 2Q05-
203.5' l)eJ•iott Thlslevel of growth ·tn HaRPY v ailey .Would improve the jabs to hou,sjn_g rati'o to 
0.8 by· 20101 The ;prbyPSed aev¢Iopment code amendments· would help ir¢Stilt in better'lltiliz_ation 

. of the Happy 'Valley Employment Center for :future employment growth than what· woUld likely 
occw: qn,Q~r~?d:;tlng ~Q».Phig:us~ t'b~;rebyimpfovipg the ov~J jol>s to bo\l~ng,Illtio in Happy 
V~ey. 

6, If the ~ti/;Jject pt.'Qpe_rty '(S d.~#gpated .R,_~i'o""allf Sign.if/cantlndu~trial A1·ea, would not remoye 
from ifesJgna.tfon lan!lt.hatis e;rp~clafly $1Jila.blefor industrialu&e d11e to J!r!] availability of 
sp~c.talf;ed'.se.rvices~ snclrtu redamdnn.t elettrital Pl>W~r '(lr industrial gases, ot dtte tQ proximity 
to freight 'transJiort fac1litJ:es, suc'h .CIS tr_ans~..rh.fpw.ent facilities. '' 

s~.ti a~~gon~~: 
The, Ro'Ck Cre.ek Em.Ployroe.n:t·Cent~ i~·a pesi'gm~ted Rc-gion!llly Significant lnd.ustrlal An~a 
(RSTA)l 1.blidap'd propP$ed for rezoning is not t<Specjally swtab.le forindustd~llli!e qu~ to the 
naturaJ re!:our¢es and top6~pb'it: constJ:aints alld the ex;isting schools and park that have nltea:dy 
been built. The. areas "that are int>te suitable for industrial tise. south of Rock Creek Bouleva.rd, 
would retain their industrial zoning. 

7 



(U!JADituilil 
11061]~1· 
lq.~nn. 

88!JePUI'Oa ,.,.. i= ".!W!'1 Allj~MdiH 
..,YAIJnls 

~a~ ciV!r'UIZIDcllllcl 0 

S~uawpuawv dew pasodoJd 



CITY OF HAPPY VALLEY 
ORDINANCE NO. 427 

AN ORDINANCE INCORPORATING AMENDMENTS TO TITLE 16 OF THE CITY'S MUNICIPAL CODE 
(DEVELOPMENT CODE); AND, COMPREHENSIVE PLAN MAP/ZONING MAP AMENDMENTS IN ORDER 
TO IMPLEMENT CHANGES ENVISIONED WITHIN THE ROCK CREEK EMPLOYMENT CENTER (RCEC) 

PLAN AREA, AS WELL AS MISCELLEANOUS ADMINISTRATIVE AMENDMENTS. DUE TO THE NEED TO 
IMPLEMENT THESE AMENDMENTS IN A TIMELY MANNER, AN EMERGENCY IS DECLARED. 

THE CITY OF HAPPY VALLEY ORDAINS AS FOLLOWS: 

WHEREAS, the City has coordinated with the Oregon Department of Transportation (ODOT); Oregon 
Department of Conservatton and Development {DlCD); Metro; and, Clackamas County in the development of 
the proposed amendments within the RCEC Area; and 

WHEREAS, incorporation of the RCEC changes requires amendments to the Comprehet1slve 
Plan/Zonlng Map and a number of changes within the City's Land Development Code that have been 
disCtlssed in a citizen involvement process that inclUded direct mall (including Measure 56 Notice}, an Open 
House and the Planning Commission public hearing on June 12, 2012; and ....;.. 

WHEREAS, the Planning Commission recommended the City Council approve the amendments 
associated with the RCEC and miscellaneous Development Code amendments as detailed in the Staff Report 
to the Planning Commission dated June 12, 2012; and 

WHEREAS, the Council of the City or Happy Valley, Oregon, has determined that it is reasonable, 
necessary and in the public interest to make the proposed amendments as detailed within Staff Report to the 
Planning Commission dated June 12, 2012 and as discussed at the regular meeting of the City Councll on July 
17,2012; and 

NOW, THEREFORE, based on the foregoing, 

THE CITY OF HAPPY VALLEY ORDAINS AS FOLLOWS: 

SectiQn 1. The City of Happy Valley declares that the incorporation of the ch~nges envisioned 
Within the RCEC area are supported by the proposed amendments to the City's 
Comprehensive Plan/Zoning Map and Land Development Code, to be amended as set 
rorth within the Staff ~eporlto the Planning Commission dated June 12, 2012. 

Section 2. The City of Happy Valley declares that the Findings of Fact included within lhe Staff 
Report to the Planning Commission dated June 12, 2012 are hereby adopted in 
conj unction with !his Ordinance. 

Section 3. The City of Happy Valley declares that the changes to the RCEC area are adopted and 
that the comprehensive plan designations/zoning districts be applied to lhe properties 
illustrated in Exhibit ''A" that are currently annexed within the existing city limits. 

Section 4. .An emergency is dedared to exist and as provided by Section 17 of the 
Happy Valley City Charter this ordinance takes effect on July i7, 2012. 

COUNCIL APPROVAL AND UNANIMOUS ADOPTION AT ONE MEETING: [July 17, 2012] 
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_Mayor 
Honorable Lori DeRemer 

City 

· ofHaPpYVaiiey 

CITY OF HAPPY VALLEY 

STAFF REPORT TO THE PLANNING COMMISSION 

.JUNE 12, 2012 

City Manager 
Jason A. Tuck 

ROCK CREEK EMPLOYMENT CENTER AREA RELATED AMENDMENTS AND 
GENERALADM1NISTRATIVEAMENDMENTS (FILE NO. CPA-05-12/LDC-05-12) 

AMENDMENTS TO TlTLE 16 OF THE CITY'S MUNICIPAL CODE (DEVELOPMENT 
CODE); AND; COMPREHENSIVE PLAN MAP/ZONING MAP AMENDMENTS IN ORDER 

TO IMPLEMENT CHANGES BNVISIONED WITHIN THE 
ROCK CREEK EMPLOYMENT CENTER (RCEC) PLAN AREA, AS WELL AS 

MISCELLEANOUS ADMfNISTRA TIVE AMENDMENTS 

I. GENERAL INFORI\IIATION: 

APPLICABLE CRITERIA: 
Applicable Statewide Planning Goals; OAR 660-012-0060 of the Oregon Administrative Rules; 
Title 4 of Metro Chapter 3.07 (Urban Growth Management Functional Plan); applicable Goals 
and Policies from the City ofHappy Valley Comprehensive Plan; and applicable Sections of 
Title 16 (Development Code) of the City ofHappy Vnlley Municipal Code, including 16.67.015, 
16.67.020, and 16.67.060. 

EXHIBITS: 
A. Staff Report and Findings ofFact 
B. Proposed Development Code Text Amendments 
C. Proposed Comprehensive Plan/Zoning Map Amendments 
D. Rock Creek Employment Center Comprehensive Plan Amendment Future Traffic 

Analysis by DKS Associates dated Apri12, 2012 
E. Metro (Title 4 Map Ameudments) Traffic Analysis by DKS Associates dated April 

Ll' 2012 
F. Letter from Charles E. Schlimpert dated June 1, 2012 
G. Letter from Oregon"Department ofTransportation (ODOT) dated June 5, 2012 
H. Memorandum from DKS Associates dated June 6, 2012 
L Published Notice 
J. Measure 56 Notice 

16000 SE Misty Drive 
Happy Valley, Oregon 97086 

Telephone: (503) 783-3800 Fax: (.503) 658-5174 
Website: www.ci.happy-valley.or.us 

Preserving and enhm1cing the safei)J, livability nnd charadt'T of our community 



Staff Report to the Planning Commission 
CPA-05-121LDC-OS-12 (RCEC & Administrative Amendments) 

BACKGROUND: 

June 12, 2012 

• The primary subject ofthe proposed amendments is further analysis of the greater geographic 
region in the southeast quadrant of the City of Happy Va1ley herein referred to as the Rock 
Creek Employment Center (RCEC). The subject area is roughly 450 gross acres in size and 
was brought into the Urban Growth Boundary (UGB) in 2002 as part of an approximately 
12,000-acre UGB expansion. At the time of the UGB expansion, most of the Rock Creek 
Employment Center was designated as Regionally Significant Industrial Area (RSlA), the 
remainder was designated as Industrial Land. The City of Happy Valley adopted the Rock 
Creek Mixed Employment Comprehensive Plan (2008) and the East Happy Valley 
Comprehensive Plan (2009), which includes the majority of the Rock Creek Employment 
Center area, and has applied urban zoning to all of the properties that have opted to annex 
within the city limits. The designations specified by the Rock Creek Mixed Employment 
Comprehensive Plan and the East Happy Valley Comprehensive Plan are consistent with the 
Metro industrial designations. However, since completing the East Happy Valley 
Comprehensive Plan, the City has conducted more detailed analyses of the area, including an 
adopted Economic Opportunity Analysis (EOA) in 2011. 

The recently adopted EOA identified some strategies related to the type of businesses that 
should be targeted in the Rock Creek Employment Center as well as concerns with the 
suitability of some of the land for industrial use. The Development Code text and 
Comprehensive Plan Map/Zoning Map amendments proposed in this staff report specifically 
address strategies related to Objective 2.2 (Recruit businesses that offer living wages that are 
higher th·an the stateo,.,,ide average for all private business establishments) and Objective 4.3 
(Optimize Overall Site Development Potential) including: 

Strategies 
• Focus on targeted business clusters for more proactive marketing outreach efforts. 

• 

The targeted business clusters identified in the Happy Valley EOA include: health 
services and biomedical research and development; advanced manufacturing 
(including metals and medical devices/ equipment); and professional business 
services (including consultants, engineers, etc.). 

Evaluate locations with relatively steep slopes (i.e.l over 1 0%) that are not co.nd·ucive 
to industrial development, and implement zoning amendments that allow more 
flexible mixed-use development lypes that are compatible with adjacent industrial 
and/or employment areas. 

OBSERVATIONS: 

PROPOSED RCEC RELATED DEVELOPMENT CODE TEXT AMENDMENTS 

• The proposed text amendments to the City of Happy Valley Land Development Code: 
Section 16.25.010 Industrial Districts are summarized below. The actual proposed 
amendments are shown in highlight/strikethrough in Exhibit A. 
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Staff Report to the Planning Commission 
CPA-05-12/LDC-05-12 (RCEC & Administrative Amendments) 

June 12, 2012 

The IC District is a Title 4 RSlA compliant industrial zone and the EC District is a Title 4 
Employment compliant industrial zone. The EC zone is used in two locations in the City of 
Happy Valley outside the Rock Creek Employment Center, and the IC zone is intended for 
use in other locations in the City of Happy Valley. The other areas designated EC have 
similar issues to the EC zoned areas within the Rock Creek Employment Center; therefore, 
text amendments to that zone will be applicable wherever it is applied. The amendments to 
the IC zoning district, however, have been crafted so as to limit the impact to the Rock Creek 
Employment Center. However, in both cases, the proposed text amendments are intended to 
better ensure remaining employment lands are used for employment uses that help the City 
meet EOA Objective 2.2 (Recruit businesses that offer Jiving wages that are higher than the 
statewide average for all private business establishments) witlt a focus on targeted business 
clusters. Proposed text amendments to accomplish this include the following: 

Employment Center (EC) 
• Change ''Major Event Entertainment, and "Commercial Outdoor Recreation" from a 

conditional uso to prohibited use. 
• Reduce the allowable size of"Retail Sales" and "Commercial Service" from 60,000 

square-feet (sf) to 30,000 sf. 
• Establish a size limit (30,000 sf) for all of the following uses: "Colleges"; "Institutional 

uses; educational institutes and trade schools; art, music or dance studios; radio and 
television studios, excluding transmission towers"; "Churches, synagogues, temples or 
places of worship, library, post office, community center, etc."; and "Pub.Jic and private 
schools (includes commercial day care, dancing and music schools)". 

• Similar to other industrial uses, specify that ~'Research and Development Activities", and 
"Repair, Finishing, and Testing", that are not fully enclosed are subject to conditional use 
approval. 

• Footnote 5: Remove the prohibition on fully enclosed industrial uses within 1,000 feet of 
residential districts and reduce the limitation on all other indwtrial uses near residential 
from 1,000 ft to 200 ft. NOTE: Because of the proximity of residential, the current 
restriction would preclude industrial uses in almost all of the Rock Creek Employment 
Center. 

• Delete the maximmn building setback standard of25 feet to allow for campus style 
development. 

• Increase maximum building height from 35 feet to 45 feet 

Industrial Campus (JC) 
• Change "Parking Lots (when not an accessory use)" and "Self Service Storage" from a 

permitted use to a prohibited use in'the Rock Creek Employment Center. 
• Establish a size limit for "Quick vehic1e servicing or vehicle repair" of20,000 sf similar 

to that applied to retail sales. 
• Change "Distribution Activities and Warehousing and Freight Movement" from a 

permitted use to pennitted only as an accessory use {up to 20% of site area) in the Rock 
Creek Employment Center. 

• Change "Waste Related" and "Mining" from a conditional use to a prohibited use in the 
Rock Creek Employment Center. 

3 



Staff Report to the Planning Commission 
CPA-05-121LDC-05-12 (RCEC & Administrative Amendments) 

June 12, 2012 

• Footnote 3: Delete the phrase: "that cater to everyday customers" for alllC zoned land in 
order to limit the potential discretion in applying that restriction. 

• Footnote 5: Remove the prohibition on fully enclosed industrial uses within 1000 feet of 
residential districts and reduce the limitation on all other industrial uses near residential 
from 1,000 ft to 200 ft. 

PROPOSED RCEC RELATED COMPREHENSIVE PLAN/ZONING MAP AMENDMENTS 

• The proposed map amendments to the City's Comprehensive Plan Map/ Zoning Map~ which 
are st1m.marized below, are shown in 

apr»Y \/alley Rock Creek Enipl 
Proposed Map Ame11dments 

cent 

ill::: .l 'I L . II ICioMUl 

ICt•'"' 

IIRITS .. 
101-..... -~, 

... 

. The proposed map amendments are intended to help the City address EOA Objective 4.3 
(Optimize Overall Site Development Potential) allowing more flexible mixed-use 
development types on sites with relatively steep slopes (i.e., over 1 0%) that are not 
conducive to industrial development. In addition, those parcels designated for IC that have 
already been converted to non-industrial uses should be rezoned to reflect their actual use. 

Proposed 
Amendment 
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Staff Report to the Planning Commission 
CPA..OS-12/LDC-05-12 (RCEC & Administrative Amendments) 

June 12,2012 

Map Area Proposed 
Discussion No. (acres) Amendment 

Prior to annexation by the City of Happy Valley, the parcels 
within this subarea were purchased by the North Clackamas 
Parks and Recreation District and t~e North Clackamas School 
District. Tllis subarea has since been developed as a middle 
school, elementary school and a regional park with active 
recreation facilities (e.g., ball fields). The current IC zoning is 

1 76.1 IC toiPU not appropriate for the current uses. Public and private schools 
are prohibited in the IC District. Given this, the City should 
consider changing all land within this subarea to Institutional and 
Public Use (IPU). The IPU District proposes to serve the need 
for the designation of areas for necessary institutional uses such 
as schools and churches, and public nnd semipublic uses such as 
parks, a local government center and other governmental and 
public setvice uses. 

Current IC zoning is incompatible with the topography and 
adjacent residential and park and school uses. Because of the 
significant constraints posed by the Rock Creek corridor, freight 
access for industrial uses would have to through the park and 
·school sites, creating potential conflicts. Given the site and 

2 60.1 ICtoMUE access issues, this subarea will be extremely challenging to 
develop whatever the zoning. · The City's Mixed Use 
Employment (MUE) would aHow employment uses as well as 
other uses; thus allowing the market t~1e necessary flexibility to 
address site constraints. 

- ------ - ·-- - -~·~ 
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StaffRepon to the Planning Commission 
CPA-05-12/LDC-05-12 (RCEC & Administrative Amendments) 

Figure 1: Proposed Map Amendments 

PROPOSED ADMINSTRATIVE CODE AMENDMENTS 

June 12, 2012 

entce 

I : I ICidiiUI 

A 

IC loii'U 

Unit. n;.,..,. ........ -) 

• The Development Code amendments that are not related to the RCEC area changes are 
generated by various sources: changes necessitated by 20 II legislation (for example, provisions 
fo r solar facilities , clustering of mailboxes, etc.) that are mandated by House or Senate bills; 
changes discussed/directed by the City Council (for example, provisions in regard to Type A tree 
removal); and changes proposed by staff based on analysis of the code, problematic "case 
studies", etc. 
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D. FINDINGS OF FACT 

l. The foUowlng Statewide Planning Goals are applicable to tbe subject request: 

;'GOAL 1: CITIZEN INVOLVEMENT 
To develop a citizen involvement program that insures the opportunity for citizens to be involved 
in all phases of the plamJing process. 

Staff Response: 
The City, through the City of Happy Valley Land Development Code has created proper 
procedures to ensure citizens the opportunity to have input in any proposed text and map 
amendments. Opportunities for public input will be available in the hearings process prior to 
action on this proposal. Notification of this proposal and hearing is detailed in Exhibits F and G, 
above. In addition, a public open house was heJd on November 9, 2011. 

The City has therefore met its obligation of providing for Citizen Involvement under Statewide 
Planning Goall , as defined through the City's adopted procedures. 

GOAL 2: LAND USE PLANNING 
To establish a land use planning process and policy framework as a basis for all decisions and 
actions related to use of Land and to assure an adequate factual base for such decisions and 
actions. 

Staff Response: 
The City has established a land use planning process and poJicy framework: as a basis for all 
decisions and actions related to use of land and to assure an adequate factual base for such 
decisions and actions. The City of Happy Valley Comprehensive Plan was adopted by the City 
and acknowledged by the Land Conservation and Deve)opment Commission (LCDC) ns being in 
compliance with the statewide goals, state statutes and state administrative rules, in 1981 . The 
RC-ME Comprehensive Plan was adopted in 2008, while the East Happy Valley Comprehensive 
Plan was found to be in compliance with the City's Comprehensive Plan and was adopted in 
2009. 

The proposed amendments to the Comprehensive Plan represent minor changes, and are based 
on special studies including the adopted BOA, traffic studies, and detailed investigation of 
existing site oondjtions. 

The proposed amendments are consistent with existing City plan policies and are consistent with 
Statewide Planning Goal 2. 

GOAL 5: OPEN SPACES. SCENIC AND HISTORIC AREAS, AND NATURAL RESOURCES 
To conserve open space a'nd protect natural and scenic resources. 

Staff Response: 
Applicability of Goal 5 to post-acknowledgment plan amendments is governed by OAR 660-
023-0250. The proposed amendments do not modify the acknowledged Goal 5 resource list, or 
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that portion of the Happy Valley Development Code adopted to protect a significant Goal 5 
resource, or a policy that addresses specific requirements of Goal 5. The proposed amendments 
do not alJow uses that would conflict with a particular Goal 5 resource site on an acknowledged 
resource list. 

The proposed map amendments are intended to enhance compatibility between allowed land uses 
and identified Goal 5 resources. Map Amendment Area 1 oontains an existing regional park 
0\\1ted by Clackamas County Parks and Recreation. The proposed zone change from IC to IPU 
would acknowledge this existing use and allow its continued use as a park without requiring 
conditional use pcm1its for modifications or expansions on land already owned by the Parks 
District. Map Amendment Area 2 contains a high concentration of natural resources including 
Habitat Conservation Areas and stream corridors. By designating this land for land uses that are 
better suited to flexible development types and are better able to avoid and protect natural 
resources than large industrial uses, the proposed map amendments will enhance conservation of 
natural resources. The proposed text amendments do not alter existing protections for natural 
resources codified in Chapter 16.34 (Natura) Resources Overlay Zone) or Chapter 16.35 (Flood 
Management Overlay Zone). 

The proposed map and text amendments are th~refore consistent with Statewide Planning Goal 5. 

GOAL 6- AIR. WATER AND LAND RESOURCES QUALITY: 
To maintain and improve the air. ·water and land resources of the slate. 

Staff Response: 
The proposed amendments do not affect policies associated with Goal6 established by the 
Happy Valley Comprehensive Plan. As reported in the pl'evious findings for Goal 5, proposed 
map amendment 4 will enhance compatibility of new development with water resources. 
Approval of the proposed text and map amendments will not eliminate the requirement for future 
development to meet the conditions ofLDC Chapter 16.34 (Natural Resources Overlay Zone) or 
Chapter 16.51 (Surface Water Management) or any other section of the Happy Valley Land 
Development Code. Oregon Department of Environmental Quality (DEQ) regulates air, water 
and land with CW A Section 401 Water Quality, Water Quality Certificate, State 303( d) listed . 
waters, Hazardous Wastes, Clean Air Act (CAA), and Section 402 NPOES Construction and 
Storm water Permits. DSL and ACE regulate jurisdictional wetlands and CWA Section 404 
water of the state and the country respectively. Clackamas County Water Environment Services 
(WES) coordinates stonn water management, water quality and stream enhancement projects 
throughout the city. Future development will still need to comply with these slate, national and 
regional regulations and protections for air, water and limd resources quality. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 6. 

GOAL 7: AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS 
To protect life and properry from natural disasters and hazards. 

8 



Staff Report to tbe Planning Commission 
CPA-05-12/LDC-O:i-12 (RCEC & Administrative Amendments) 

June 12,2012 

Staff Response: 
The proposed map and text amendments do not affect policies associated with Goal 7 established 
by the City of:flappy Valley Comprehensive Plan. Approval of the proposed amendments will 
not eliminate the requirement for future development to meet the conditions ofLDC Chapter 
16.32 (Steep Slopes Development Overlay Zone) or Chapter 16.35 (Flood Management Overlay 
Zone) or any other section of the Happy Valley Land Development Code. 

The proposed map amendments are therefore consistent with Statewide Planning Goal 7. 

GOAL 8: RECREATIONAL NEEDS 
To satisfy the recreational needs of the citizens of the stale and visitors and, where appropriate, 
to provide for the siting ofnecessary recreational facilities including destination resorts. 

Staff Response: 
The recreational needs of the Rock Creek Employment Area and the surrounding neighborhoods 
are already provided for in part by an existing regional park owned by Clackamas County Parks 
and Recreation. The proposed zone change from IC to IPU in Map Amendment Area 1 would 
acknowledge this existing use and allow its continued use as a park without requiring conditional 
use pennits for modifications or expansions on land already owned by the Parks District. 
Proposed text amendments would prohibit the development of new Major Event Entertainment 
and Commercial Outdoor Recreation uses within the EC zone; however, usable open space and 
pedestrian paths would ·still be allowed. The e"isting recreational facilities provide ample 
recreation opportunities for employees of the Rock Creek Et'nployment Area ~nd the residents of 
Happy VaJJey. 

The proposed map and text amendments are therefore consistent with Statewide Planning GoalS. 

GOAL 9: ECONOll-1/CDEVELOPMENT 
To provide adequate opportunities through the state for a variety of economic activities vital to 
the health, welfare, and prosperity of Oregon 's citizens. 

Staff Response: 
Ooa19 requires local comprehensive plans for urban areas to: 

1. Include an analysis of the community's economic patterns, potentialities, strengths, 
and deficiencies as they relate to state and national trends; 
2. Contain policies concerning the economic development opportunities in the 
community; 
3. Provide for at ]east an adequate supply of sites of suitable sizes, types, locations, and 
policies; 
4. Limit uses on or near sites zoned for specific industria] and commercial uses to those 
which ure compatible with proposed uses. 

Happy Valley completed its latest Goal9 Economic Opporttmity Analysis (BOA) in 2011 to 
address the above statewide requirements. Regarding items 1-3, the EOA sets forth the 
economic opportunities, poUcies and land need versus supply analysis for employment lands. 
The EOA found the City needs 200 acres (low gro'r\rth) to 333 acres (high growth) of 
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employment hmd to meet its 20-year land needs. The city has adequate supply to accommodate 
the high growth scenario for the industrial Wld office categories; but is somewhat constrained for 
commercial uses beyond the medium growth forecast. Even with the high growth forecast, the 
EOA finds 204 surplus acres in the land supply for industrial and employment/office categories. 

The proposed text amendments are intended to better ensure remaining employment lands are 
used for employment uses that help the City meet EOA Objective 2.2 (Recruit businesses that 
offer living wages that are higher than the statewide average for all private business 
establislunents) with a focus on targeted business clusters. By removing barriers to industrial 
development (e.g., the 1000' buffer between residential and industrial uses) and prohibiting or 
limiting some commercial activities. The text amendments help enhance the short-term and 
long-term land supply available for industrial and employment uses. 

The proposed rezoning north of the existing Hood View Park and schools from IP to MUE in 
Map Amendment Area 2 will help ensure that future uses in that area are compatible with 
existing school and park uses. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 
10. 

GOAL 10: HOUSING 
To provide for the housing needs of citizens of the state. 

Staff Response: 
The proposed amendments do not impact any land designated for housing in the Comprehensive 
Plan. Proposed Map Amendment Area 2 would allow certain housing types, including senior 
housing, skilled nursing facilities, congregate housing, and multi-family housing (15 - 24 
dwelling units per acre) in an area where they are currently not allow, This would serve to 
expand the potential for development of housing of different types to meet the need of Happy 
Valley residents and the region. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 
10. 

GOAL 11: PUBUC FACILITIES Al\'D SERVICES 
To plan and develop a timely, orderly and efficient arrangement of public facilities and services 
fo serve as aframeworkfor urban and rural development. 

Staff Response: 
Water service is provided by the Sunrise Water Authority. Clackamas County Water 
Environment Services (WES) coordinates storm water management, water quality and stream 
enhancement projects. Coordination with these agencies regarding public facilities and services 
for the Rock Creek Employment Area was addressed as part of the East Happy Valley 
Comprehensive P1an. The proposed amendments will not increase the demand for utility 
infrastructure and services beyond what was anticipated in the RC-ME Comprehensive Plan or 
the East Happy Valley Comprehensive Plan. As addressed below under Goal 12, the proposed 
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amendments are expected to generate a modest increase in traffic, but the planned transportation 
system in the area can absorb the additional traffic with no need for additional improvements 
beyond those identified in the adopted TSP. No amendments to the public facilities plans are 
necessary in order to accommodate the proposed map and text amendments. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 
11. 

GOAL 12.· TRANSPORTATION 
To provide and encourage a safe, convenient and econo~nic transportation. system. 

Staff Response: 
See the finding under OAR 660-012-0060, below. As described below, the proposed 
amendments are consistent with Statewide Planning Goa112. 

GOAL 13: ENERGY CONSERVATION 
To conserve energy. 'J 

Staff Response: 
The proposed application text and map amendments do not necessarily affect policies associated 
with Goall3 established by the Happy Valley Comprehensive Plan. However, the proposed 
amendments do support Goal 13 policies by allowing for a more efficient use oflond within the 
current Urban Growth Boundary. By removing barriers to industrial development (e.g., the 
1 000' buffer between residential and industrial uses) and prohibiting or limiting some 
commercial activities> the text amendments help enhance the short-term and long-term land 
supply available for industrial and employment uses. Enhancing the land supply for industrial 
and employment uses will help the city achieve its jobs/housing balance. Further, the area within 
Map Amendment Area 2 has only 17.1 buildable acres of industrial land after deducting for 
constraints and slopes greater than 1 0%. This area would have approximately 30.0 buildable 
acres if the area was developed under MUE zoning> al lowing for development of residential and 
office uses on land with moderate slopes (lOo/o-25%). The MUE zone would also allow for 
mixed use development that could result in multi-family housing being developed in proximity 
to employment uses as well as existing parks and schools. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 
13. 

2. The foLlowing Oregon Administrative Rules (OAR) are applicable to the subject request; 

"OAR Chapter 660, Division 12 (l'ra11sportation Planning) 
660..012-0060 
Plan and Land Use Regulatioll Amendments 
(1) If an amendment to a functional plan, an acknowledged comprehensive plan. or a land use 
regulation (including a zoning map) would significantly affect an existing or planned 
transportation facility. then the local government must put in place measures as provided in 
section (2) of this n1/e, unless the amendment is allowed under section {3), (9) or (1 0) of this 
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rule. A plan or land use regulation amendment significantly affects a transportation facility if it 
would: 
(a) Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map e"ors in an adopted plan); 
(b) Change standards implementing a functional classification system; or 
(c) Result in any of the effects listed in paragraphs (A) through (C) of th'is subsection based 
on projected conditions meas1tred at the end of the planning period identified in the adopted 
TSP. As part of evaluating projected conditions, the amount of traffic projected to be generated 
within the area of the amendment may be reduced ~(the amendment includes an enforceable, 
ongoing requirement that would dernonslrably limit traffic generation, including. but not limited 
to, transportation demand management. This reduction may diminish or completely eliminate the 
significant e.Qect of the amendment. · 
(A) Types or levels of/ravel or access that are inconsistent with thefimctiona/ classification 
of an e.xisti1rg or planned transportation facility; 
(B) Degrade the peiformance of an e.:dsting or plattned transportation facility such that it 
would not meet the performance standards identified in the TSP or comprehensive plan: or 
(C) Degrade the petformance of an existing or planned transportation facility that i.s 
othe1Wise projected to not meet the performance standards ident(fied in the TSP or 
comprehensive plan. · 
(2) lf a local government determines that there would be a significant effect, then the local 
government must ensure that allowed land uses are consistenl l 't>'ith the identified function, 
capacity, and performance standards of the facility measured at the end of the planning period 
identified in Nw adopted TSP through one or a combination of the remedies listed i11 (a) through 
(e) below, unless the amendment meets the balancing test irl subsection (2)(e) of this section or 
qualifies for partial mitigation in section (11) of this rule. A local governmellt u.sing subsection 
(2)(e), section (3), s.ection (10) or section (11) to approve an amendment recognizes that 
additional motor vehicle traffic congestion may result and that other facility providers would not 
be expected to provide additional capacity for motor vehicles in response to this congestion. 
(a) Adopti11g measures that demonstrate allowed land uses are consistent with the planned 
function, capacity, and performance standards of the transportation facility, 
{b) Amendjng the TSP or comprehensive plan to provide transportation facilities, · 
improvements or services adequate to support the proposed land uses consistent with the 
requiremelltS of this divisiOtt; such amendments shall include a funding plan or mechani.sm 
consistent with section (4) or include an amendme!llto the transportation finance plan so that 
the facility, improvement, or service wit/ be provided by the end of the planning period. 
(c) Amending the TSP io modify the plannedfimction, capacity or pe1formance standards of 
the transportation facility. 
(d) Providing other measures as a condition of development or through a development 
agreement or similar funding method, including, but 1101 limited to, transportation system 
management measures or minor transportation improvements. Local governments shall, as pari 
of the amendment, specify 1-vhen measures or improvements provided pursuant to Jhis subsection 
will be provided. 
(e) Providing improvements that would benefit modes other than the significantly affected 
mode, improvements to facilities other than the significantly affected facility, or improvements at 
other locations, if the provider of the significantly affected facility provides a written statement 
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that the system-wide benefits are sufficient to balance the significant effect, even though the 
improvements would not result in consistency for all performance standards. 
(3) Notwithstanding sections (1) and (2) of this rule, a local government may approve an 
amendment that would significantly affect an existing transportation facility without asst1ring 
that the allowed land uses are consistent with the function, capacity and performance standards 
of the facility where: 
(a) In the absence of the amendment, planned transportatiou facilities, improvements and 
services as set forth in section {4) of this role would not be adequate to achieve consistency with 
the identifiedfonction, capacity or perjorma11ce standard for that facility by the end of the 
planning period identified in the adopted TSP; 
(h) Development resulting from the amendment will, at a minimum, mitigate the impacts of 
the amendment in a manner that avoids further degradation to the performartce of the facility by 
the time of the development through one or a combination of transportation improvements or 
measures: 
(c) . The amendment does not involve pr<;Jperly located in an interchange area as defined in 
paragraph (4)(d)(C}; mJd 
{d) For affected state highways, ODOT provides a written statement that the proposed 
funding and timing for the identified mWgation improvements or measures are, at a minimum, 
sufficient to avoid ji.trlher degradation to the performance of the' affected state highway. 
However, if a local government provides the appropriate ODOT regional office with written 
notice of a proposed amendment in a manner that provides ODOT reasonable opportunity to 
submit a written statement i11to the record of the local government proceeding, and ODOT does 
not provide a written statemen.t, then the local government may proceed with applying 
subsections (a) through (c) of this section. 
(4) Determinations under sections (1)-(3) of this ntle shall be coordinated with affected 
transportation facility and service providers a'Jd other affected local governments. 
(a) In determining whether an amendment has a. significant effect on an existing or plmmed 
transportation facility under subsection (l)(c) of this rule, local governments shall rely Oil 

existing transportation facilities and services and on the planned transportation facilities, 
improvements aud services set forth in subsections (b) and (c) beiow. 
(h) Outside of interstate interchange areas, the following are considered planned facilities, 
improvements and services: 
(A) Transportationfocilities, improvements or services that arefondedfor construction or 
implement~ lion in the Statewide TraiL'!portation Improvement Program or a locally or regionally 
adopted transportation improvement program or capita/Improvement plan or program of a 
transportation service provider. 
(B) Transportation facilities, improvements or services that are authorized in a local 
transportanon system plan and for which a funding plan or mechanism is in place or approved. 
These include, but are not limited to, transportation facilities, improvements or services for 
which: transportation systems development charge revenues are being collected; a local 
improvement district or reimbursement district has been established or will be established prior 
to development; a development agreement lias been adopted; or conditions of approval to fund 
the improvement have been adopted. 
(C) Transportation facilities, improvements or services in a metropolitan plannitzg 
organization (MPO) area that are part of the area'sfoderal/y-approved,financially constrained 
region.al transportation system plan 
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(D) Improvements to state highways that are included as planned improvements in a regional 
or local transportatlcm system plan or comprehensive plan when ODOT provides a wn'tten 
sJatement that the improvements are reasonably likely to be provided by the end of the planning 
period. 
(E) Improvements to regional and local roads. streets or other transportation facilities or 
services that are included as planned improvements in a regional or local transportation system 
plan or comprehen~ive plan when the local government(s) or transportation service provider(s) 
responsible for the facility. improvement or service provides a written statement that the facility, 
improvement or service is_reasonably likely to be provided by the e11d of the planning period. 
(c) Within interstate interchange areas. the improvements included in (b)(A)-(C) are 
considered planned.facilities, improvements and services, except where: 
(A) ODOT provides a wrillen statement thai the proposed funding and timing of mitigation 
measures are sufficient to avoid a significant adverse impact on the Imerstate Highway system, 
then local governments may also rely on the improvements identified in paragraphs (b)(D) and 
(E) of this section; or 
(B) There is an adopted interchange area management plan, then local governments may 
also re~y on the improvements identified in that platt and which are also identified in paragraphs 
(b)(D) and (E) of this section. 
(d) As used in this section and section (3): 
(A) Planned interchange means new lnterchanges and relocation of existing interchanges 
that are authorized in an adopted transportation system plan or comprehensive plan; 
(B) Interstate highway means Interstates 5, 82, 84. 105, 205 and 405: and 
(C) Interstate interchange area means: 
(i) Property within one-quarter mile of the ramp terminal intersection of an existing or 
planned interchange on an Interstate Highway; or 
(ii) The interchatJge area as defined in the Interchange Area Management Plan adopted as 
an amendment to the Oregon Highway Plan. 
(e) For purposes ofthls section, a written statement provided pursuant to paragraphs (b)(D). 
(b)(E) or (c)(A) provided by ODOT, a local government or transportation facility provider, as 
appropriate, shall be conclusive in determining whether a transportation facility, improvement 
or service is a planned transportation facility, improvement or service. 111 the abse11ce of a 
written statement. a local government can only rely uponplanued transportation facilities, 
improvements and services identified in paragraphs (b)(A)-(C) to determine whether there is a 
significant effect that requires application of the remedies in section (2). 
(5) The presence of a transportation facility or improvement shall not be a basis for an exception 
to allow residential. commercial, institutional or industrial development on rural lands under 
this division or OAR 660-004-0022 and 660~004~0028. 
(6) In determining whether proposed land uses -...:auld O:.ffect or be consistent with planned 
transportation facilities as provided in sections (1) and (2), local governments shall give .full 
credit for potential reduction i11 vehicle trips for uses located in mixed-use, pedestrian-friendly 
centers, and neighborhoods as provided in subsections (a)-(d) below; 
(a) Absent adopted local standards or detailed information about the vehicle trip reduction 
benefits of mixed-use, pedestrian-friendly development. local governments shall assume that uses 
located within a mixed-use. pedestrian-friendly center, or neighborhood, wm generate J ()'JAJ 

fewer daily and peak hour trips than are specified in available published estimates, SJlch as those 
provided by the Institute a/Transportation Engineers (ITE) Trip Generation Manual that do not 
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specifically account for the effects of mixed-use, pedestrian-friendly development. The 10% 
reduction allowed for by this section shall be available only if uses which rely solely on auto 
trips, such as gas stations, car washes, storage facilities, and motels are prohibited; 
(b) Local governments shall use detailed or local information about the trip reduction 
benefits of mixed-use, pedestrian-friendly de~·elopment where such information is available and 
presented to the local government. Local govemments may, based on such information, allow 
reductions greater than the 10% reduction required in subsection (a) above; 
(c) Where a local government assumes or estimates lower vehicle trip generation as 
provided in subsection (a) or (b) above, it shall assure through conditions of approval, site 
plans, or approval standards that subsequent development approvals support the development of 
a mixed-use, pedestrian-friendly center or neighborhood and provide for on-site bike and 
pedestrian connectivity and access to transit as provided for in OAR 660-012-0045(3) and {4). 
The provision of on-site bike and pedestrian connectivity and access to transit may be 
accomplished through application of acknowledged ordinance provisions which comply with 
OAR 660-012-0045(3) and {4) or through conditions of approval or findings adopted with the 
plan amendment that assure compliance with these rule requirements at the time of development 
approval; and 
(d) The purpose of this section is to provide an incentive for the designation and 
implementation of pedestrian-friendly, mixed-use centers and neighborhoods by lowering the 
regulatory barriers to plan amendments which accomplish this type of development. The actual 
trip reduction benefits of mixed-use, pedestriaiJfriendly development will vaty from case to case 
and may be somewhat Jrigher or lower than presumed pursuant to subsection (a) above. The 
Commission concludes that this assumption is -.,.,·arranted given general infonnation about the 
expected effects of mixed-use. pedestrian-.frie1Jdly development and its intent to encourage 
changes to pla,ls and {levelopment patterns. Nothing fn this section is intended to affect the 
application of provisions in local plans or ordinances which provide for the calculation or 
assessment of systems development charges or in preparing conformity determinations reqttired 
under the federal Clean Air Act. 
(7) Amendments to acknowledged comprehensive plans and .land use regulations which meet all 
of the criteria listed in subsections (a)-(c) below shall i1Jclude an amendment to Jhe 
comprehensive plan, transportation system plan the adoption of a local street plan, access 
management plan, future street plan or other bhzdi11g local traiiSportation plan to provide for on­
site alignment of streets or accessways with existing and planned arterial, collector, and local 
streets surrounding the site as necessary to implement the requirements in OAR 660-012-
0020(2)(b) and 660-012-0045(3): 
(a) The plan or land use regulation amendment results in designation of two or more acres 
of landfor commercial use; 
(b) The local government has not adopted a TSP or local street plan which complies with 
OAR 660-01 2-0020(2)(b) or, in the Portland Mel.ropolitan Area, has not complied with Metro's 
requirement for street connectivity as contained in Title 6, Section 3 of the Urban Growth 
Management Functional Plan; and 
(c) The proposed amendment would significantly affect a transportation facility as provided 
in section (1). 
(8) A "mixed-use. pedestrian-friendly center or neighborhood" for the purposes of this rule, 
means: 
(a) Any one ojthefollowing: 
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{A) An existing central business district or dm..,•ntown; 
(B) An area designated as a central city. regimtal center, town center or main street in the 
Portland .Metro 2040 Regional Growth Concept; 
(C) An area designated in an acknowledged comprehensive plan as a transit oriented 
development or a pedestrian district; or 
(D) An area designated as a special transportation area as provided for in the Oregon 
Highway Plan. · 
(b) An area other than those listed in subsection (a) above which includes or is planned 
to include the followiJJg characteristics: 
(A) A concentration of a variety of/and uses in a well-defined area, including the following: 
(i) lvfedium to high density residential development (12 or more units per acre); 
(ii) Offices or office buildings; 
(iii) Retail stores and services; 
(iv) Restaurants; and 
(v) Public open space or private open space which is available for public use. such as a park 
or plaza. 
(B) Generally include civic or cultural uses; 
(C) A core commercia/ area where nmlti-stoty buildings are permitted; 
(D) Buildings and building entrances ·oriented to streets; 
(E) Street connections and crossii1gs that make the center safe and conveniently accessible 
from adjacent areas: 
(F) A network of s1reets and, where appropriate, accessways and major driveways that make 
it attractive and highly convenient for people· to walk bet.11een uses within the center or · 
neighborhood, including streets and major driveways within the center with wide sidewalks and 
other f eatures, including pedestrian-oriented street crossings, street trees, pedestrian-scale 
lighting and on-street pa!king; 
(G) One or more transit stops (ill urban areas with .{1.xed route transit service); and 
(H) Limit or do not allow low-intensity or land extensive uses, such as most industrial uses. 
automobile sales and services, and drive-through services. 
(9) Notwithsranding section (1) of this rule, a local government may find that an amendment to a 
zoning map does not signijicant~v affect an existing or planned transportation fa cility if all of the 
.follol1ling requirements are met. 
· (a) The proposed zoning is consistent with the existing compreheJJSive plan map designation 
and the amendment does not change tile comprehensive plan map; 
(b) The local government has an acknowledged TSP and the proposed zoning is consistent 
with the TSP; and 
(c) The area subject to the zoning map amendmem was not exempted from tltis rule at the 
time of an urban growth boundary amendment as permitted in OAR 660-024-0020(1)(d), or the 
area was exempted from this role but the local government has a subsequently acknowledged 
TSP amendment that accounted for urbanization of the area. 
(10) Notwithstanding sections (I) and (1) of this rule, a lo.cal government may amend a 
functional plan, a comprehensive plan or a land use regulation without applying performance 
standards related to motor vehicle trqffic congestion (e.g. volume to capacity ratio or VIC), 
delay or travel time ifthe amendment meets the requirements of subsection (a) o..fthis section. 
This section does not exempt a proposed amendment from other tra11sportation performance 
standards or policies that may apply including, but not limited to, safety for all modes, network 
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connectivity for all modes (e.g. sidewalks, bicycle lanes) and accessibility for freight vehicles of 
a size and frequency required by the development. 
(a) A proposed amendment qualifies for this section if it: 
(A) is a map or text amendment affecting only land entirely within a multimodal mixed-use 
area (MMA),· and · 
(B) is consisleftl with the definition of an MMA and comistent with thefimction ofrhe MAlA 
as described in the findings designating the MMA. 
(b) For the purpose of this rule, "multimodal mixed-use area" or "MMA" means an area: 
(A) with a boundary adopted by a local governmellt as provided in subsectioJJ (d) or (e) of 
this section and that has been acknowledged; 
(B) entirely 'rllithin an urban growth boundary,· 
(C) with adopted plans and development regulations that allow the uses listed in paragraphs 
(8)(b)(A) through (C) of this rule and that require new develop~nent to be consistent with the 
clzaracteristics listed in paragraphs (B)(b)(D) through (H) of this rule; 
(D) with land use regulations that do not require the provision ofo.ff-street parking, or 
regulations that require lower levels of off-street parking than required in other areas and allow 
flexibility to meet the parking requirements (e.g. co11nt on-street parking, allow long-term leases, 
allow shared parking); and 
(E) located in one or more of the categories below: 
(i) at least one-quarter mile from any ramp terminal intersection of existing or planned 
interchanges; 
(ii) within the area of an adopted Interchange Area Jrfanagement Pla11 (lAMP) mad consistent 
with the lAMP; or 
(iii) within one-quarter mile of a ramp terminal intersection of an existing or planned 
interchange if the mainline facility provider has provided written concurrence with the A1MA 
designation as provided in subsection (c) of this section. 
(c) When a mainline facility provider reviews an MMA designation as provided in 
subparagraph (b)(E)(iii) of this section, the provider must consider the factors listed iJI 
paragraph (A) of this Stibsection. 
(A) The potential/or operational or safety effects to the interchange area and the mainline 
highway, specifically considering: 
(i) whether tlze interchange are.a has a crash rate that is higher than the statewide crash rate 
for similar facilities; · 
(ii) whether the interchange .area is in the top .ten percent of locations identified by the safety 
priority index system (SPJS) developed by ODOT; and 
(iii) whether existing or potential ji1ture traffic queues on the interchange exit ramps extend 
onto the mainline highway or the portion of the ramp needed lo safely accommodate 
deceleration. 
(B) If there are operational or safety effects as described in paragraph (A} of this subsection. 
the effects may be addressed by an agreement between the local government and the facility 
provider regarding traffic manageme:nl plans favoring traffic movements away from the 
interchange, particularly those facilitating clearing traffic queues on the interchange exit ramps. 
(d) A local government may designate an MMA by adopli!lg an amendment to the 
comprehensive plan or land use regulatioJJS lo delineate the boundary following an existing 
zone, multiple existing zones, an urba11 renewal area, other existi11g boundary. or establishing a 
new boundary. The designation must be accompanied by .findings showing how the area meets 
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the definition of an MMA. Designation of an MMA is not subject to Jhe requirements in sections 
(1) and (2) of this n1le. 
(e) A local government may designate an 1\1MA on an area where comprehensive plan map 
designations or land use regulations do not meet the definition, if all of the other elements meet 
the definition, by concurrently adopting comprehensive plan or land use regulation amendments 
necessary to meet the definition. Such amendments are not subject to performance standards 
related to motor vehicle traffic congestion, delay or travel time. 
(11) A local government may approve an amendment with partial mitigation as provided in 
sec/ion (2) of this mle if the amendment complies with subsection (a) of this section, the 
amendment meets the balancing test in subsection {b) of this section, and the local government 
coordinates as provided in subsection (c) oft/ris section. 
(a) The amendment must meet paragraphs (A) and (B) of this subsection or meet paragraph 
(D) of this subsection. 
(A) Create direct benefits in terms of industrial or traded-sector jobs created or retained by 
limiting uses to industria./ or traded-sector industries. 
(B) Not allow retail uses, except limited retail incidental to industrial or traded sector 
development, noi to exceed five percent of the net developable area. 
(C) For the pwpose oftlzis section: 
(I) "industrial" means employment activities generating income from the production, handling 
or distribution of goods including, but not limited to, manufacturing, assembly, fabrication, 
processing, s torage, logistics, warehousi11g, importation, distribution and transslu'pment and 
research and development. 
(ii) "traded-sector" means industries in which member firms sell their goods or services into 
markets for which national or international competition exists. 
(D) Non.•.:ithstanding paragraphs (A) and (B) of this subsection, an amendmenl complies with 
subsection (a) if all of the following conditions are met: 
(i) The amendment is within a city with a population less than 10,000 and outside of a 
Metropolitan Planning Organization. 
(ii) The amendment would provide land for "Other Employment Use" or "Prime Industrial 
Land" as those terms are defined in OAR 660-009-0005. 
(iii) The amendment is located outside ofthe Willamette Valley as defined in ORS 215.010. 
(E) The provisions of paragraph (D) of this subsection are repealed on Januaty I. 2017. 
(b) A local government may accept partial mitigation only if the local govemmeltt 
determines thai the benefits outweigh the negative effects on local transportation facilities and 
the local government receive.Y from the provider of any transportation facility that would be 
significantly affected writteil concurrence that the benefits oufl~t•eigh the negath·e effects on their 
transportation facilities. 1/the amendment significantly affects a stale highway, then ODOT musl 
coordinate wilh the Oregon Business Development Department regarding the economic and job 
creation benefits of the proposed amendmetat as defined in subsection (a) of this section. Tlte 
requirement to obtain concurrence from a provider is satisfied if the local government provides 
notice as required by subsection (c) of this section and the provider does not respond in writing 
(either concurring or non-concurring) within forty-five days. 
(c) A local govemment that proposes to use this seclion must coordinate with Oregon 
Business Development Department, Department of Land Conservation and Development, area 
commission OJJ transportation, metropolitan planning organization, and transportation providers 
and local governments directly impacted by the proposal to allow opportunities for comments on 
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whether the proposed amendment meets the definition. of economic development, how it would 
affect transportation facilities and the adeq·uacy of proposed mitigation. Informal consultation is 
encouraged throughout the process starting 1-t-'ith pre-application meetings. Coordination has the 
meaning given in ORS 197.015 and Goal2 and mttst include notice at leas/45 days before the 
first evidentiary hearing. Notice must include the following: 
(A) Proposed amendment. . 
(B) Proposed mitigating actions from section (2) oftltis rule. 
(C) Analysis and projections of the extent to which the proposed amendment in combination 
with p1·oposed mitigating actions would fall short of being consisle1Jt with thefimction, capacity, 
and pelformance s1a11dards of transportation facilities . 
(D) Findings showing how the proposed amendmem meets the requirements of subsection (a) 
of this sec/ion. 
(E) Findings showing that the benefits of the proposed amendment outweigh the negative 
effects on transportatim•facilities" 

Staff Response: · 
The Happy Valley Transportation System Plan., adopted in 2011, designates 17200 Avenue and 
Rock Creek Boulevard as existing major arterial streets serving the Rock Creek Employment 
Center {see Figure 2: Rock Creek Area Exist1ng and Planned Roadways). Additional future 
north-south collector streets are planned within the Rock Creek Employmellt Center area. The 
proposed map and text amendments will not affect the functional classification of the existing or 
planned transportation facilities in the area, nor will they affect the standards implementing the 
functional classification system. 

The proposed land use amendments will have a moderate effect on the level of development and 
the amount of traffic projected to be generated within the area relative to that asswned by the 
existing Happy Valley TSP, which is consistent with Metro RTP traffic modeling assumptions 
for growth; however, this will not significantly affect the planned transportation facilities in the 
area. Map Amendment Area 1 is already developed with two schools and a community park; 
these uses were included in the traffic forecasts conducted as part of the Happy Valley TSP. The 
deyelopable area within Map An'lendment Area 2 would increase by roughly 13 acres due to the 
ability to develop office and residential uses on slopes between 10% and 25%. The zone change 
would a]so allow for more intensive development on the buildable area. These changes would 
translate to a net increase of384 households, 22 retail employees~ and 159 office/industrial 
employees projected in 2035 for the zone change ·area relative to the current zoning. 

According to the results of the traffic analysis (Exhibit D), the projected increase in development 
in Map Amendment Area 2 would result in approximately 231 additional PM peak hour trip ends 
in the study area in the 2035 horizon year. While this increase in trips was not aJ1ticipated in the 
adopted TSP, the traffic analysis indicates that the planned transportation system in the area 
would not be significantly affected by the additional trips. The additional traffic would slightly 
i11crease the delay at the study intersections by a few tenths of a second per vehicle; however, all 
of the study intersections that were projected meet the relevant performance standards based on 
the adopted TSP would continue to perfonn within the applicable perfonnance standards. The 
17200 AvenueJOR 212 intersection is not projected to meet the applicable perfonnance standards 
(a volume to capacity or v/c ratio of 0.90) under the base case without the zone change. The 
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increase in traffic from the Rock Creek Employment Center would not be great enough to cause 
an increase in v/c ratio between the two scenarios. Further, as detailed within the Memorandum 
from DKS Associates dated June 6, 2012 (Exhibit "H") it is further proposed that "no significant 
effect" be found with the proposed comprehensive plan/zoning map amendments by the 
implementation of a "trip cap" associated with Man Area No. 2. The provision of the trip cap 
(and these findings), are supported by ODOT as evidenced in the Letter from ODOT dated June 
5, 2012 (Exhibit "G"). Therefore, the proposed land use amendments would not allow types or 
levels of travel or access that are inconsistent with the functional classification of the existing or 
planned transportation facilities, nor would they degrade the performance of existing or planned 
transportation facility such that it would not meet the applicable performance standards, nor 
would they degrade the performance of an existing or planned transportation facility that is 
other.vise projected to not meet the applicable performance standards. 

The proposed land use amendments, combined with the proposed requirement for an 
implementation ordinance including the trip cap are therefore consistent with Statewide Plaru1ing 
Goa112 and the Transportation Plaruling Rule. 
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3. The foUowing Titles from METRO Chapter 3.07 (Urban Gr(}wth Management 
Functional Plan) are appUcable to this request: 

''TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
The criteria for amendment of the Employment and Industrial Areas Map are contained in Metro 
Code 3.07.450H. 
3.07.450Employment and Industria/Areas Map 
H. Upon request from a city or a cmmty, the Metro Council may amend the Employment and 
Industrial Areas Map by ordinance to consider proposed amendments that exceed t!Je size 
standards of paragraph (}of subsection C of the section. To approve an amendment, the Council 
must conclude that the amendment: 

1. Would not reduce the employment capacity of the city or county; 

Staff Response: 
The proposal to amend the Metro Employment and Industrial Arens Map would not reduce the 
employment capac.ity of Happy Valley based on the fo11owing: 

a. The proposed text amendments are intended to better ensure remaining employment lands are 
used for employment uses that help the City meet EOA Objective 2.2 (Recruit businesses that 
offer living wages that are higher than the statewide average for all private business 
establishments) with a focus on targeted business clusters. By removing barriers to industrial 
development (e.g., the 1000' buffer· between residential nnd industrial uses) and prohjbiting or 
limiting some commercial activities, the text amendments help enhance the short-term and long­
tenn land supply available for industrial and employment uses. 

b. The proposed rezoning in Map Amendment Area 1 recognizes existing non-conforming 
institutional uses. The proposed rezone in Area 1 is on lands occupied by an existing middle 
school and an ex.isting elementary school and nn existing community park. The uses on these 
lands are public facilities and the land use zone should be changed to recognize that such uses 
are allowed. 

c. The proposed rezoning in Map Amendment Area 2 includes a rezone of 60.1 gross acres from 
Industrial Cumpus (IC) to Mixed Use Employment (MUE). This zoning amendment is · 
consistent with the Happy VaHey EOA and acknowledges a more suitable and compatible use for 
the property. Steep slopes and resource are<:ts make this hilly location north of the existing park 
and schools difficult to develop for an industrial use. The change of zoning from JC to MUE is 
expected to result in more buildable land than would otherwise occur with IC )and due to the 
utilization of moderate slopes. TI1e buildable land area is expected to increase from 1 i .1 to 30.0 
acres (an increase of 12.9 acres) with the zone change. The prop<>sed zone change is expected to 
result in more employment activity on this site than would occur with IC zoning (due to the 
increase in buildable area and the hlgher density of the allowed office uses relative to typical 
industrial development); hence total employment on this site would be at levels equal to or 
greater than what mny occur with existing zoning. 
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Therefore, per the proposed provision for the implementation ordinance that requires subsequent 
approval by Metro of amendments to the applicable Title 4 maps, this criterion is satisfied by the 
subject request. 

2. Would not allow uses that would reduce off-peak peiformance on Main Roadway Routes and 
Roadway Conllectors shown 011 the Regional Freight Network Map in the Regional 
Tran.sportatio11 Plan below volume-to-capacity standards in the plan, unless mitigating action is 
taketJ that will restore performance to RTP standards within two years after approval of uses: 

Staff Response: 
Highway 212 south of the rezone area is a main roadway route within the regional freight 
network (see Figure 3: Rock Creek Area Freight Network). The Damascus TSP and tbe Highway 
212 Corridor Study will better define solutions in this corridor. The proposal to reduce industrial 
zoning by a net 136.2 acres, increase institutional zoning by 76.1 acres and increase mixed use 
employment zoning by 60.1 acres is expected to have a nominal impact on traffic trips. The 
proposed land use changes would result in approximately I 96 additional trips during the midday 
(12 to 1 PM). The additional traffic from the Rock Creek Employment Center would slightly 
increase the delay at the study intersections by a few tenths of a second per vehicle. However, 
this increase would not affect the overall ability for these intersections to function within the 
specified .mobility standard of 0.90 v/c ratio during the midday peak hour. No significant effect 
to off-peak (9 AM to 3 PM) traffic operations would be expected to occur along the designated 
.regional freight network (SE 172nd A venue and OR 212) as a result of the proposed amendment. 
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3. Would not tliminish the intendedfimction of the Central City or Regional or Town Centers as 
the principal locations of retail, cultural and civic services in their market areas; 

Staff Response: 
The Rock Creek Employment Center was brought into the Urban Growth Boundary (UGB) in 
2002 as part of an approximately 12,000~acre UGB expansion. The property was primarily 
designated as a Regionally Significant Industrial' Area, with the balance in industrial ]and. Since 
that time, the City has annexed the area and applied urban zoning. The recent completion of the 
Happy Valley EOA in 2011 has prepared a cunent economic development mission statement, 
policy objectives and conceptual vision for the Rock Creek Employment Center. The proposed 
development code amendments will provide additional opportunities for industrial and office 
employment uses with ancillary services and some workforce housing opporttmities. The area 
will not compete with or diminish the intended function of the Central City or Regional or Town 
Centers given limitations of commerdal development and I imited locations for residential 
development. This criterion is met. 

4. Would not reduce the lntegtity or viability of a traded sector cluster of industries; 

Staff Response: 
The 2011 City ofHappy Valley Economic Opportunities Analysis (EOA) makes several key 
findings related to Jand needs, policies and code amendments. ·Key EOA findings and 
recommendations include: 

• Land Needs. The tota120-year forecaste<l Happy Valley employment land need is 
from 200 acres (low growth) to 333 acres (high grov.th). The city's existing land 
supply is adequate to accommodate the high gro\vth scenario for the industrial and 
office categories; but is somewhat constrained for commercial uses beyond the 
medium growth forecast. 

• Strategic Clusters. The Happy Valley EOA reconunends strategies for retaining and 
attracting a mix of existing and emerging business clusters that pay above average 
wages. This includes a mix of existing established and emerging clusters, including: 

o Health services and biomedical research and development 
o Professional nnd business services 
o Advanced manufacturing (metals, machinery, testing devices, etc.) 
o Advanced learning (public and private higher education establishments) 

All of the above-mentioned uses will continue to be a110\ved \vithin the Rock Creek Employment 
Center. The proposed development code amendments will actually enhance the ability of the 
Rock Creek Employment Center to provide traded-sector job growth by reducing the extent of 
bu!Ters between residential uses and future buildings within IC land area, and limiting outdoor 
warehouse/storage uses. 

Within Map Amendment Area 2, the area is proposed for re-zoning from lC to MUE. The 
proposed zone will still allow development of the aforementioned traded sectors. The zone 
change will allow for more intensive use of the land due to the ability to develop on moderately 
sloped land and the higher intensity of uses allowed. Therefore, the proposed development code 
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amendments are expected to enhance the ability of Happy Valley to attract viable traded·sector 
businesses. 

5. Would not create or worsen a significant imbalance between jobs and housing ill a regional 
market area. 

, StaffRcsponse: 
Happy Valley is currently well below the regional average of jobs per household; the proposed 
development code amendments are intended to help Happy Valley correct that imbalance. As 
indicated in Table 2, based on Metroscope Generation 2.3 estimates, Happy Valley had only 0.5 
jobs·per household in 2005, weJI below the tri-county regional average of 1.5 jobs per household. 
Future housing and job projections by Metro assume Happy Valley will capture approximately 
3.5% of the tri-county household growth and 1.8% of the tri-county job growth over the 2005-
2035 period. This level of growth in. Happy Valley would improve the jobs to housing ratio to 
0.8 by 2030. The proposed development code amendments would help result in better utilization 
of the Happy Valley Employment Center for futuro employment growth than what would likely 
occur under existing conditions; thereby improving the overall jobs to housing ratio in Happy 
Valley. 

Table 2: Happy VaHey Jobs to Household Ratio 

1.9 

1.7 

1;6 . 1· . ' t~~ 
Source: Metro Generation 2.3 estimates and forecasts, extrapolated to 2035 by FCS 
GROUP. 

6. lf the subject property is designated Regionally Significant Industrial Area, would not remove 
from designation land that is especially suitable for industrial use due to the availability of 
specialized services, such as redundant electrical poH1er or industrial gases, or due to proximity 
to freight transportfacilities. such as trans-shipment facilities." 

Staff Response: 
The Rock Creek Employment Center is a designated Regionally Significant Industrial Area 
(RSIA). The land proposed for rezoning is not especially suitable for industrial us.e due to the 
natural resources and topographic constraints and the existing schools and park that have already 
been built. TI1e areas that are more suitable for industrial use, south of Rock Creek Boulevard, 
would retain their industrial zoning. 
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4. The following Land Use Policies from the City's general Comprehensive Plan Policies 
arc applicable to this request: 

''General Policies 
Policy 10: Limit development in identified natural drainage-ways, floodplains, weLlands, steep 
slopes and landslide hazard areas. Housing development, and any other development intended 
for ltuma11 occupcmcy, shall occur, to the greatest extent possible, on lands designated for 
development that are free from flood hazar~ slope limitations, or other hazards. 

Staff Response: 
The proposed set of Comprehensive Plan Map/Zoning Map amendments would allow 
development forms that can better respond to and integrate with moderate slopes and natural 
areas than industrial development. The proposed amendments do not affect the city's existing 
protections ·for steep slopes, stream corridors, flood areas, or other natural features. 

Policy 18: Existing road standards may be revised to reflect narrower width in resource 'areas 
and on steep slope.s. 
[..-] 

Staff Response: 
Future collector streets are projected to carry north-south traffic as the Rock Creek Employment 
Center area develops: The proposal to allow mixed commercial and residential uses north of 
Rock Creek Boulevard will allow greater flexibility in design of local and internal roadways and 
building footprints relative to the requirements of typical industrial development. 

Commercial and Employment Area Policies 
Policy 54: To encourage compatible residential, commercial and light industrial development in 
both the City of Happy Valley and nearby Clackamas County that will provide jobs. The City 
supports the development of commercial and employment uses in the H""'Y· 2121224 Corridor. 
Sunnyside Road Corridor and the Rock Creek Employment Center and in other areas. Sllbject to 
design standards. 

Staff Response: 
The proposal supports compatible uses and jobs within the Rock Creek Employment Center, 
consistent with this plan policy. 

Policy 54A: To reduce vehicle miles traveled and street congestion, and to provide local 
employment opportunities, Happy Valley will encourage home based businesses that show no 
outward signs of business activity and fully retain tire residential character of existing 
neighborhoods. 

Staff Response: 
The proposal encourages multiple-family residential development on sloped lands, which may 
also accommodate home-based offices and businesses. 
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Policy 54B: To comply with Statewide Planning Goa/9 (Economy of the Stole) and to meet long­
term neighborhood.:oriented commercial and office needs for existing and future City residents 
fn the Rock Creek Comprehensive Plan Area, Happy Valley has annexed existing and planned 
commercial and office sites served by Sunnyside Road in the Rock Creek Comprehensive Plan 
Area. In addition, to meet the long term needs of Happy Valley residents for local services and 
employment land, the City has created a broad range of commercial, employment and light 
industrial districts. 

Staff Response: 
The proposal is designed to maintain needed job growth on suitabJe lands, by proposing zoning 
that allows greater industrial development on lower slopes, and mixed use development with 
lesser impacts on greater slopes. The proposal includes appropriate Comprehensive Plan 
Map/Zoning designations for the Rock Creek Middle School, Duncan Elementary, and 162nd 
A venue Park north of Rock Creek Boulevard; all vital community uses. 

Policy 54C: Happy Valley sha!/ ensure that all commercial and office centers are accessible by 
transit, bicyclists and pedestrians, generally as shown within the City 's current Transportation 
System Plan. 

Staff Response: 
The subject area will develop with planned collector streets, including pedestrian/bike facilities 
and future transit facilities. The City's TSP shows an existing bicycle route on 172nd Avenue, a 
future trail along Rock Creek, and sevei:aJ future bus stops (Figure 4-6). 

4: TSP Pedestrian Master Plan (Rock Creek Area) 
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Figure 5: TSP Bic cle Master Plan (Roc.k Creek Area) 
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Employment Cenler. The Employment Center designation is intended to provide 
for a mix of employment opportunities, located where they are accessible by a 
variety of transportation modes, including transit service and safe and convenient 
pedestrian connections. These areas: 

1) Provide transition between mixed use centers and residential areas; 
2) Provide sites suitable for industrial, office, tech/flex, creative arts, high 

schools and technical schools (that meet code criteria for compatibility in 
employment areas), and other businesses in multi-tenant and (in some 
cases) multi-story buildings. 111e walkable character ofihe surrounding 
urban enviromnenl is a defining element. 

3) Support limited retail and services serving their locales; 
4) A l/ow housing as part of mixed use buildings and s ites. 
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Staff Response: 
The proposed text amendments to the Employment Center (EC) zone continue to provide for a 
mix of employment opportunities, including industrial, office, tech /flex, and other businesses, as 
welJ as housing (when part of mixed use buildings or sites). Limited retail and services continue 
to be allowed, with smaller size limits to ensure that they are primarily local-serving. The 
proposed amendments would also cOntinue to aJiow institutional uses; however, they would be 
subject to a 30,000 sf size limit in order to ensure that they do not consume a disproportionate 
share of the remaining available employment land in the area. 

Policy 55E: Industrial Campus. The Industrial Campus desfgna.tion is intended to provide 
employment opportunities consistent with Metro's Title 4 requirements. The 
district is Happy Valley's zone for implementing .M~etro 's requirements for 
Regionally Si"gnificant Indu.strial Area$. JC districts are intended to: 

f ... } 

/) Protect sites for larger scale industria/users, with exceptions for pre­
existing parcels and committed areas. 

2) Provide industrial/and near appropriate transportation facilities, 
specifically Highway 212/224. 

3) Retain land for industrial use, in part by limiting the size and location of 
new buildings for retail commercial uses (such as stores and restaurants) 
and retail and professional services ~hat cater to daily customers (such as 
financial, insurance, real estate. legal, medical and dental offices) to 
ensure they serve primarily the needs of workers in the area. Non­
industrial uses will not exceed 3, 000 square feet in a single outlet, or 
20,000 square feel in a multi-tenant building. Compatible public facilities 
will be permitted. 

4) Provide for public facllities, parks, education and related uses that are 
compatible with industrial areas. 

Staff Response: 
The proposed text amendments better provide for industrial uses in the areas best suited for 
industrial use, including those arens closest to Highway 212, by removing restrictions on fully 
enclosed industrial uses adjacent to residential uses and reducing restrictions on all other 
industrial uses adjacent to residential areas. These changes will allow for a wider range of true 
industrial uses within the industrial area. The addition of a restriction on the size of"Qujck 
vehicle servicing or vehicle repair" will add an additional limitation on non-industrial uses to 
protect the land for its intended purpose. Pina1ly, while the IC zone will continue to provide for 
public facilities , parks, education and related uses that are compatible \Vith the desired industrial 
uses, the proposed zone change from IC to IPU on the school and.park properties recognize the 
committed school and park uses within the area that were developed prior to current zoning 
being applied. 
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Policy 56C: Overall Policy Framework for the East Happy Valley Comprehensive Plan. The 
following policies were derived from the goals and principles (originally dated 
July 13, 2004) of the Damascus/Boring Concept Plan. They are adopted as the 
overall policies guiding groliith and livability in the East Happy Valley 
Comprehensive Plan area (East Happy Valley). Each policy is made up of its 
introductory goal·orienled statement, followed by the principles Jo be used during 
implementation. 

Policy 56C.l : East Happy Valley Community 

Staff Response: 

· East Happy Valley will be a well-designed community with core 
mixed-use areas, livable neighborhoods wul a range of job 
opponunitJ'es all integrated with the transportation system. natural 
environment. open space network and public facilities. Community 
elements will include: 

a) 

b) 
c) 
d) 

e) 

f) 

g) 

Neighborhoods as the basic "building blocks " of the 
commJJnity. 
Mixed-use centers that encourage tl sense of community. 
A diverse range ofjob opportunities. 
A mix of uses and transit supportive densities along transit 
streets. 
A well-connected network of transportation, land uses and 
natural resource systems to support public tram it, wdlking 
and bicycling. 
An integrated system of open space, parks and natural 
areaa throughout the community, using them as an 
organiting principle for land uses. 
Pedestrian-friendly public spaces that accommodate 
outdoor activity and socialization within both residential 
altd commercial districts. 

The proposed map and text amendments support a diverse range of job opportunities in this 
important employment area of the East Happy Valley Comprehensive Plan Area. The proposed 
map amendments also support the development of a mixed use center that protects and preserves 
natural areas and open space while allowing more intense development than would have been 
possible under the existing industrial zoning. 

Policy 56C.2: East Happy Valley Employment 
East Happy Valley H:ill include a diverse range and adequate 
amount of employment opportzmities. Employment lands will 
provide: 

...:) Reasonable amounts of industrial and employ ment areas to 
address the employment needs for those living within the 
area, as well as to contribute to sub-regional needs. 
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[. .. ] 

Staff Response: 

b) Employme1Jl11ses accessible by a .full range of 
transportation 
modes (i.e.-automobile, freight, transit, shared ride, 
pe.destrian and bicycle). 

c) A mix of retail, cilliC, and related uses and services to serve 
the daily 11eeds of the local community. 

d) Employment uses that take advantage of and reflect the 
natural resource qualities of the land, including forested 
buttes, salmon bearing streams, agricultural products and 
beautijiJl views. 

TI1e proposed text amendments to the EC nnd IC zones ensure that those areas intended for 
industrial and employment use are able to be developed with industrial and employment uses. 
While limited retail uses are allowed in the EC and IC zones, the CCC zoning designations 
remain in place in the Rock Creek Employment Area, providing an opportunity for retail uses 
that serve the daily needs of the area's employees and residents. Proposed map amendment #1 
would alJow for a mix of employment uses as well as residential uses in the portion of the Rock 
Creek area that has the greatest concentration of natural resources, so that the types of uses that 
would get the greatest value from locating adjacent to streams and forested areas are permitted in 
that area. 

Policy 56C.4: East Happy Valley Transportation 
East Happy Valley Will have an effective transportation .system that 
provides a range of travel options. The transportation system will 
include: · 

a) A coordinated land use and ttansporlation system to 
support a wide range of convenient and attractive 
transportation choices, including cars, transit, walking, 
bicycling and other forms of personal conveyance. 

b) A transportation system that is safe for all modes of travel. 
c) A well-connected netH'ork of arterial and collector streets 

that adequately serves local travel needs and regional and 
intrastate access and freight mobility needs. 

d) A cost-effective. aesthetic and.feasible transportation 
system. 

e) A transportation system designed and located to minimize 
impacts to natural resources while providing for 
circulation for all modes of travel. 

f) A range of street design types thal reinforces a sense of 
community, leaves the mixed~rtse areas intact and 
minimizes impact to neighborhoods to support community 
livability. 
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Staff Response: 

g) An interconnected system of bicycle and pedestrian routes 
that directly connects to comrmmiJy destinations. with 
special pedestrian amenities on transit streets. In order to 
provide options for north south travel in the 17zwi Avenue 
corridor, developmetll on both sides of 1 7r 1vill provide a 
connected and continuous pattem of north-south streets 
that parallel171"d Avenue. 

lr) Direct and corJvenient freight access from ~mployment and 
industrial areas to regional transportation facilities to 
reduce the potential for traffic intmsions into 
neighborhoods a1Jd rural areas. 

i) A regional and comm~mity transit service in mixed-use 
areas and on key streets that is supported by street design. 
a mix of/and uses and transit-supportive densities. 

j) A coordinated transportation system v.:itJJ existing 
neighboring cities and counties and future planning areas. 

k) A transportation system in East Happy Valley that is 
consistent with Happy Valley's overall Transportation 
System Plan. 

No changes are proposed to the planned transportation system for East Happy Valley. As 
described in Section 2 of these findings, the proposed amendments would add some trips, but the 
planned transportation infrastructure is robust enough to absorb the additional trips. 

Policy 56C.5: East Httppy Valley Natural Resource~ 
East Happy Valley's transition to an urban area over lime will 
also preserve, restore and/or enhance unique areas, natural 
.features,jish and wildlife habitats and special places. As 
practicable, natural resource implementation will: 

a) Protect, enhance and restore water and air quality by: 

• Achieving low levels of effective impervious area and 
high levels of forest protection and restoration; 

• Protecting steep slopes and undeveloped floodplains; 
• Protecting, restoring and enhancing riparian and 

upland habitat;· 
• Preserving, restoring and enha1tcing headwaters, 

streams and groundwater systems to achieve clean 
l'.'ater; 

• Maximizing opportunities to protect and enhance 
natural watershed .functions and processes; 

• Managing stormwater to protect hydrology and natural 
resources, and promote recycling. 

32 



Staff Report to the Planning CommiS3ion June 12, 2012 
CP A·05·12/LDC..05·12 (RCEC & Administrative Amendments) 

b) Protect, restore and enhance ecologically viable fish and 
wildlife habitat that will sustain the area 's native 
biodiversity and maintain wildlife habitat connectivily 
within the community and to adjacent natural areas. 

c) Minimize development impacts on natural hazard areas 
including floodplains, landslide areas, and sleep slopes. 

d) Provide an ecologically li11ked system of parks, natural 
areas.famlland, trails and open spaces for community, 
recreation and natural resource values within the 
Damascus/Boring area that is connected to the Clackarrzas 
River and other natural areas within the region, and ensure 
adeq11ate coordination with adjacent communities. 

e) Minimize impacts 011 habitat connectivity, ecological 
viability, air and water quality, and scenic views when 
developing an interconnected street, bicycle. pedestrian 
and traflsit system. 

f) Maximize opportunities to protect open spaces that ca11 
provide multiple public benefits .such as stomn1.:ater 
facilities, parks, trails and 11tilities without compromising 
hydrology, habitat, or ecological functions. 

g) Seek opportunities to ;,Jcorporate green street designs and 
green development practices into the community design 
a11d infrastmctwe plans to" minimize negative impacts of 
development on the environment. 

h) For this policy, references to steep slopes shall be 
interpreted as follows: (1) slopes greater than 25% shall be 
protected/rom development, but shall be eligible for 
density transfers; (2) slopes 15-25% shall be protected 
through a combination of clustering, transfer of 
development rights. low density development and other 
techniques that balance consen,ation and development 
rights. 

i) Organize land uses to relate to green design elements, 
including: 
• Natural areas as focal points 
• Protection of the areas ofScouter's Mountain that are 

15% and greater in slope. Tran.sfer of density from 
area 's 15% and steeper may result in clustering in 
other areas that exceed base zoning - this technique is 
allowed and encouraged. 

• Protection and restoration of vegetation along streams 
Low impact building design and infrastructure 

j) Use the Damascris/Boring Concept Plan's Parks and 
Schools diagram to guide park and school locations, and, 
master planning for parks, schools, trails, and greenways. 
Coordinate development 'rt-ith parks and schools facility 
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Staff Response: 

plans. Public or private parks, with usable open space, 
should be within walking distance of all/tomes. 

k) Low impact development practices and infraslrocture will 
be a/Jol-..•ed a12d encouraged in East Happy Valley. The 
City will be proactive in proposing low impact public 
works projects. 

Proposed Map Amendment Area 2 would help preserve and protect the natural resources in the 
Rock Creek area while also nllowing for appropriate and compatible development. The uses 
allowed in the proposed zone are better suited to areas with moderate to steep slopes, habitat 
areas, and stream c.orridors, as large, flat, contiguous areas are not necessary for residential or 
office development as they often are for industrial development. None ofthe proposed map or 
text amendments would alter the city's existing protections for natural resources. 

Policy 56 C. 6: East Happy Valley Public Facilities 
Infrastmcture in East Happy Valley will provide adequate and 
coordinated public facilities and services, including sewer, water, 
storm drainage. police. fire. parks and schools. Happy Valley 
supports: 

a) Public educatio11 facilities in the neighborhoods and 
throughout the community. 

b) Publicpark. recreation and open space facilities. 
c) Police, fire and emergency facilities and services. 
d) Cost-effective and feasible sanitary sewer and public water 

facilities. 

Staff Response: 

e) Cost-effective and .feasible stnface water com•eyance, 
treatment and storage. 

f) Recycling ~(storm water and gray water. 
g) Expansion of the Metro Greens paces effott in East Happy 

Valley to preserve and link regionally significant open 
space areas, parks and regimzal trails. 

h) Minimizing the amount of land needed and reduce capital 
and operating costs by using land as ~!Jiciemly as possible 
by collocating compatible publicfacilities. 

i) Coordinating with the private utilities to meet the need for 
adequate private utilities (telephone?, .electrical, natural 
gas, fiber optic cable, etc). " 

TI1e proposed Map Amendment Area 1 would recognize the existing public park and school 
facilities in the Rock Creek area and ensure that they can continue to expand on their existing 
sites in order to allow them to be ns efficient as possible. 
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5. The following Sections from Title 16 of the City's Municipal Code (Development Code) 
are applicable to this request: 

"Chapter 16.67 Comprehensive Plan Map, Specific Area Plans. Land Use DistrictMap and Text 
Amendments 
16.67.015Initiation ofaplan amendment 
A. Any change in the text, map or impleme1zting ordinances of adopted Happy Valley land use 
regulations may be initiated by the city, any resident of the city, property owners or authorized 
agent .... The City may, for. the purposes of revising or updating plans to comply with statewide 
goals, legal guideli11es or othe,r necessmy criteria, initiate a change in the map or text of any 
plan and this Land Development Code at any time. 

Staff Response: 
The City is initiating the proposed Comprehensive Plan Map/Zoning Map Amendments and 
Development Code amendments as recommended by the Happy Valley Economic Opportunity 
Analysis (EOA). The proposed amendments include: 
• Text Amendments to the City of Happy Valley Development Code, Section16.25.010 

Industrial Districts 
• Map Amendments to the Comprehensive Plan Map/Zoning Map to apply the zoning districts 

as shown in Figure 1. 

16.67.020 LegislativeAmendmellts 
Legislative amendments are policy decisi01is made by City Council. Except in the case of 
expedited annexation, they are reviewed using the Type IV procedure in Section 16.61.050 and 
shall conform to the Transportation Planni11g Rule provisions in Section 16.67.060, as 
applicable. 

Stnff Response: 
The proposed amendments are legislative in nature. They \Vill be reviewed using the Type JV 
procedure and will be considered by the City Council. Compliance with tl1e Transportation 
Planning Rule is addressed below. 

{ ... } 
16.67.060 Tratrsportation Plallnil1g Rule Compliauce 
A. Review of Applications for EffecJ on Transportation Facilities. When a development 
application includes a proposed Comprehensive Plan amendment or land use district change, 
the proposal shall be reviewed to determine whether it significantly affects a transportation 
facility, in accordance with Oregon Administrative Rule (OAR) 660-012-0060 (the 
Transportation Planning Rule - TPR) and the traffic impact study provisions of Section 
16.61.090. "Significant" means the proposal would: 

1. Change the functional classification of an existing or planned transportatioll facility 
(exclusive of correctio11 of map errors). This would occur, for e.<arnple. when a proposal 
causes jillure traffic to exceed the levels associated with a "collector" street classification, 
requiring a change in the cla.ssificalion to an "arterial" street, as identified by the City's 
Transportation System Plan ("TSP"); or 
2. Change the standards implementing a functional classification system; or 
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3. As measured at the end of the Transportation System Plan (I'SP) period, al/o·w types or 
levels of land use would result in levels of travel or access that are inconsistent with the 
fimctional classification of an existing or planned. transportation facility; or 
4. RedtJce the performance of a11 existing or planned transportation facility below the 
minimum acceptable performance standards identified in the TSP; or 
5. Worsen the performance of an existing or planned transportation facility that is otherwise 
projected to peiform below the minimum acceptable performance standards identified itt the 
TSP. '' 

Staff Response : 
Compliance with Statewide Planning Goal 12 (Transportation) and Oregon Adminislrative Rule 
{OAR) 660-012·0060 (Transportation Planning Rule- TPR) is addressed in Section 2 of these 
findings. 

Ill. CONCLUSION: 

Staff has detennlned that the above findings demonstrate that the proposed amendments to the City's 
Development Code and Comprehensive Plan/Zoning Map amendments satisfy the requirements of the 
Statewide Planning Goals, the Transportation Planning Rule, Metro Title 4, City of Happy VaJley 
Comprehensive Plan Policies and the City's Land Development Code. Staff: therefore, recommends 
that the Planning Commission forward a recommendation of approval to the City Council on application 
CPA-05-12/LDC-05-12. If approved by the City Cow1cil, the implementing ordinance associated with 
CPA-05-12/LDC-05-12 shall include the following provisions: 

I. That implementation of the proposed comprehensive plan map/zoning map amendments is 
dependent upon the approval of Metro to amendments to applicable Title 4 maps. 

2. That a "trip cap" of 1,558 daily motor vehicle trips shall exist for "Map Area 2" as detailed in the 
Memorandum from DKS Associates dated JU11e 6, 2012 (Exhibit H) until such time that future traffic 
analysis accommodates the additional trip generation allowed by the applicable comprehensive 
plan/zoning map amendments. 
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