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04/17/2012 

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

FROM: Plan Amendment Program Specialist 

SUBJECT: City of Happy Valley Plan Amendment 
DLCD File Number 007-11 

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: Tuesday, May 01, 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: Michael Walter, City of Happy Valley 
Angela Lazarean, DLCD Urban Planner 
Jennifer Donnelly, DLCD Regional Representative 
Thomas Hogue, DLCD Economic Development Policy Analyst 

NOTICE OF ADOPTED AMENDMENT 

<paa> YA/ph 



3 S 2 DLCD 
Notice of Adoption 

This Form 2 must be mailed to DLCD within 5-Workina Days after the Final 
Ordinance is signed by the public Official Designated oy the jurisdiction 

and all other requirements of ORS 197.615 and OAR 660-018-000 

D 
A 
T 
E 
S 
T 
A 
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• In person Q electronic • mailed 

DEPT OF 
APR 1 1 

For Office Use Only 

Jurisdiction: City of Happy Valley Local file number: CPA-10-11/LDC-08-11 
Date of Adoption: 4/3/2012 Date Mailed: April 10, 2012 
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? [X] Yes • No Date: 12/1/2011 
• Comprehensive Plan Text Amendment Comprehensive Plan Map Amendment 
X] Land Use Regulation Amendment Zoning Map Amendment 
\i New Land Use Regulation Q Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 
Adopted the Development Code text amendments to replace an existing zone (MUE-NC) w: h a new zone 
(RCMIJ); amending of the existing Clackamas Regional Center Design Plan to include the subject site; and, 
amend the City's comprehensive Plan/zoningmap to change the subject s 3 from County Office Commercial 
(OC) to City (RCME). 

Does the Adoption differ from proposal? Please select one 
No 

Plan Map Changed from: Clk Cnty Office Commer. to: City Regional Cnt Mixed Use 
Zone Map Changed From: Clk Cnty Office Commer. to: City REgional Cnt Mixed Use 
Location: East of I-205, North of Sunnyside Rd Acres Involved: 17 
Specify Density: Previous: See Materials New: See Materials 
Applicable statewide planning goals: 
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 
^ • • • • • • K I D D E D • • • • • • 
Was an Exception Adopted? • YES IS3 NO 
Did DLCD receive a Notice of Proposed Amendment... 
35-days prior to first evidentiary hearing? Xj Yes Ö No 
If no, do the statewide planning goals apply? Yes No 
If no, did Emergency Circumstances require immediate adoption? Yes No 

DLCD File No. 007-11 (19076) [17001] 



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

Clackamas County, ODOT, Metro 

Local Contact: Michael Walter Eco & Comm Dey Dir Phone: (503) 783-3839 Extension: 

Address: 16000 SE Misty Dr Fax Number: 503-658-5174 

City: Happy Valley Zip 97086- E-mail Address: miehaelw@ci.happy-
valley.or.us 

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

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

1 ThiC 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 ight 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 
of the 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 copy1 a United States Postal Service, Common Carrier or Hand 
Carried to the DLCD Salem Office and stamped with the incoming date stamp. 

8. Please m a " 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 SVi -1/2x11 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 Dlan.amendmentsffl'state.or.us. 

http://www.oregon.sov/LCD/forms.shtml Updated December 30,2011 

http://www.oregon.sov/LCD/forms.shtml


April 10, 2012 

File No. CPA-10-11/LDC-08-11 (Eagle Landing Concept Plan - RCMU): 

NOTICE OF DECISION 

On April 3, 2012, the City of Happy Valley City Council adopted CPA-10-11 which amended 
Title 16 of the City's Municipal Code to incorporate a new zone titled Regional Center Mixed 
Use (RCMU); amending the City's Comprehensive Plan/Zoning Map to incorporate a change 
from Clackamas County Office Commercial (OC) to City RCMU; and, amending the City's 
Clackamas Regional Center Area Design Plan, an ancillary document to the City's 
comprehensive plan. The City Council 's decisions were based on a recommendation from the 
Happy Valley Planning Commission, and information and testimony submitted by the public to 
the City Council. 

Copies of the decision, Staff Report and Exhibits for File No. CPA-10-1 l/LDC-08-11 are 
available upon request. 

This action of the City Council is subject to appeal to the State of Oregon Land Use Board of 
Appeals under ORS 197.830. An appeal of this decision must be filed within 21 days of the 
mailing of this Notice of Decision. If no appeal is filed by Tuesday, May 1, 2012 at 5:00 p.m., 
this decision shall be deemed final. 

Michael D. Walter 
Economic & Community Development Director 

cc: Jason Tuck, City Manager (via e-mail) 
All Interested Persons (via post) 

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 enhancing the safety, Inability and character of our community 

http://www.ci.happy-valley.or.us


CITY OF HAPPY VALLEY 
ORDINANCE NO. 424 

AN ORDINANCE INCORPORATING THE APPROVAL OF THE "EAGLE LANDING CONCEPT PLAN" BY 
AMENDING TITLE 16 OF THE CITY'S MUNICIPAL CODE (LAND DEVELOPMENT CODE) TO 

INCORPORATE A NEW ZONE TITLED REGIONAL CENTER MIXED USE (RCMU); AMENDING THE CITY'S 
COMPREHENSIVE PLAN/ZONING MAP TO INCORPORATE A CHANGE FROM CLACKAMAS COUNTY 
OFFICE COMMERCIAL (OC) TO CITY RCMU; AND, AMENDING THE CITY'S CLACKAMAS REGIONAL 
CENTER AREA DESIGN PLAN, AN ANCILLARY DOCUMENT TO THE CITY'S COMPREHENSIVE PLAN 

THE CITY OF HAPPY VALLEY ORDAINS AS FOLLOWS: 

WHEREAS, the City, Clackamas County Department of Transportation and Development (DTD), Metro 
and the Oregon Department of Transportation (ODOT) have analyzed the proposed Land Development Code 
amendments and Traffic Impact Analysis associated with the proposed creation of the RCMU Comprehensive 
Plan designation/zoning district and provided specific Conditions of Approval related to the proposed 
amendments; and 

WHEREAS, incorporation of the Eagle Landing Concept Plan requires amendments to the City's 
Comprehensive Plan and ancillary document and the Land Development Code that has been discussed on 
two separate occasions at the Planning Commission; and 

WHEREAS, the Planning Commission recommended the City Council approve the amendments 
associated with the Eagie Landing Concept Plan as detailed in the Staff Report to the Planning Commission 
dated February 14, 2012; and as amended; and 

WHEREAS, the City has forwarded a copy of the proposed amendments to the Oregon Department of 
Land Conservation and Development (DLCD), METRO and Clackamas County in a timely manner; and 

WHEREAS, the Council of the City of 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 
City Council dated April 3, 2012 and as discussed at the regular meeting of the City Council on April 3, 2012; 

NOW, THEREFORE, based on the foregoing, 

THE CITY OF HAPPY VALLEY ORDAINS AS FOLLOWS: 

Section 1. The City of Happy Valley declares that the incorporation of the Eagle Landing Concept 
Plan Application is supported by the proposed changes to the City's Comprehensive 
Plan/Zoning Map; Comprehensive Plan and ancillary documents, and the Land 
Development Code, to be amended as set forth within the Staff Report to the City 
Council dated April 3, 2012. 

Section 2. The City of Happy Valley declares that the Findings of Fact included within the Staff 
Report to the City Council dated April 3, 2012 are hereby adopted in conjunction with 
this Ordinance. 

Section 3. The City of Happy Valley declares that the Eagle Landing Concept Plan is adopted and 
that the comprehensive plan designations/zoning districts be applied to the properties 
illustrated in Exhibit "A" that are currently within the existing city limits and that the City's 
Clackamas Regional Center Area Design Plan be amended as illustrated in Exhibit "B". 



BE IT FURTHER DECLARED that this Ordinance shall become effective thirty (30) days after approval 
by the City Council. 

This ordinance takes effect 30 days after adoption. 

COUNCIL APPROVAL AND UNANIMOUS ADOPTION AT ONE MEETING: [April 3, 2012] 

C ITyOF HAPPY VALLEY ATTEST: 

? -/jjir. / 
1—-fiMyor Lori DeR^mer 

<! !, i ' , 
i v ' f l h n l j i A j f i f f l i 

Marylee"Waldert,vCiiy Recorder 
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CITY OF HAPPY VALLEY 
16000 SE MISTY DRIVE 

HAPPY VALLEY, OREGON 97086 
(503) 783.3800 

FAX: (503) 658.5174 

NOTICE 
NOTICE IS HEREBY GIVEN that the Happy Valley Planning Commission will hold a public hearing on 
the 14th day of February, 2012 at the hour of 7:00 p.m. at the City of Happy Valley City Hall, and the 
Happy Valley City Council will hold a public hearing on the 6th day of March, 2012 at the hour of 7:00 
p.m. at the City of Happy Valley City Hall, 16000 SE Misty Drive, in the City of Happy Valley, Oregon, 
in regard to the following matter: 

DOCKET NUMBER 

CPA-10-1 l/LDC-08-11 "EAGLE LANDING MIXED-USE CONCEPT", INCLUDING THE 
CREATION OF A NEW ZONE - REGIONAL CENTER MIXED USE 
(RCMU) AS PART OF DEVELOPMENT CODE TEXT 
AMENDMENTS; COMPREHENSIV PLAN MAP/ZONING MAP 
AMENDMENTS; AND, AMENDMENTS TO THE CLACKAMAS 
REGIONAL CENTER AREA DESIGN PLAN 

Veritas Investment Company, applicant and property owner, is requesting a Comprehensive Plan map 
/zoning map amendment and associated Development Code text amendments pertaining to several 
properties located within "Eagle Landing". Specifically, the applicant has proposed Development 
Code text amendments to replace an existing zone (Mixed Use Employment-Neighborhood 
Commercial - MUE-NC) with a new zone (Regional Center Mixed Use - RCMU); amending the 
existing Clackamas Regional Center Area Design Plan to include the subject site; and, amending the 
City's Comprehensive Plan/zoning map to change the subject properties from County Office 
Commercial (OC) to City RCMU. The subject properties are generally located south of SE Monterey 
Avenue and east of SE Stevens Road and can be further described as Clackamas County Assessor 
Map Nos. 12E33DA: Tax Lots 400, 500, 600, 700, and 800. 

The Planning Commission will make a recommendation to the City Council to approve, approve with 
conditions or deny CPA-10-1 l/LDC-08-11. The City Council will render a final decision to approve, 
approve with conditions or deny the application. The Planning Commission and City Council will base 
their recommendations and decisions regarding this application in accordance with the applicable 
Statewide Planning Goals; applicable Oregon Administrative Rules (OAR's); applicable Titles of the 
Metro Functional Plan; applicable Objectives and Policies from the City of Happy Valley Comprehensive 
Plan and Clackamas Regional Center Area Design Plan; and, applicable sections of Title 16 
(Development Code) of the City of Happy Valley Municipal Code, including Chapter 16.67 
(Comprehensive Plan Map, Specific Area Plans, Land Use District Map and Text Amendments). All 
written comments must be received by the City of Happy Valley, 16000 SE Misty Drive, Happy Valley, 
OR 97086 by 5:00 p.m., on Wednesday, February 1, 2012. 



Testimony should pertain to the applicable criteria. The decision will be made in accordance with said 
criteria, and may be appealed to the State Land Use Board of Appeals (LUBA). Failure to raise an issue 
in person, or by letter at the hearing, or failure to provide statements or evidence sufficient to afford the 
Planning Commission/City Council an opportunity to respond to the issue, means that an appeal based on 
that issue cannot be filed with LUBA. The applicant and any person who submits written comments shall 
receive notice of the decision. 

The failure of the applicant to raise constitutional or other issues relating to proposed conditions of 
approval with sufficient specificity to allow the Planning Commission/City Council to respond to the 
issue precludes an action for damages in circuit court. 

The decision-making criteria, application, records concerning this matter, and the City's staff report and 
recommendation to the hearings body (available 7 days prior to hearing date) are available at the City of 
Happy Valley City Hall at the above address during working hours (8:00 a.m. to 5:00 p.m. weekdays), 
please call for an appointment. For additional information, contact Justin Popilek, Associate Planner at 
the above address and phone number. 

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, 
hearing) must be requested 72 hours in advance by contacting Marylee Walden, City Recorder at the 
above phone number. 

Notice to mortgagee, lien holder, vendor, or seller: The City of City of Happy Valley Development Code 
requires that if you receive this notice it shall be promptly forwarded to the purchaser. 

(Justin Popiiek 1/ 
Associate Planner 



Mayor 
Honorable Lori DeRemer 

C City Manager 
Jason A. Tuck 

CITY OF HAPPY VALLEY 

STAFF REPORT TO THE CITY COUNCIL 

APRIL 3, 2012 

EAGLE LANDING CONCEPT PLAN APPLICATION (FILE NO. CPA-10-1 l/LDC-08-11) 

AMENDMENT TO THE CLACKAMAS REGIONAL CENTER BOUNDARY; DEVELOPMENT CODE 
TEXT AMENDMENTS CREATING A NEW COMPREHENSIVE PLAN DESIGNATION/ZONING 

DISTRICT - REGIONAL CENTER MIXED USE (RCMU); AND, COMPREHENSIVE PLAN 
MAP/ZONING MAP FROM AMENDMENTS FROM COUNTY OFFICE COMMERCIAL (OC) TO CITY 

RCMU 

I. GENERAL INFORMATION 

PROPOSAL: 

The applicant, Veritas Investment Company, LLC, proposes to replace an existing zone (Mixed-Use 
Employment-Neighborhood Commercial - MUE-NC) with a new zone (Regional Center Mixed Use - RCMU), 
through proposed text amendments to the City's Development Code. The applicant also proposes a 
Comprehensive Plan/Zoning Map Amendment to change the existing designation/zone on the subject properties 
from Office Commercial (OC) to RCMU. A third component of the applicant's proposal is to amend the 
Clackamas Regional Center Area Design Plan, an ancillary document to the City Comprehensive Plan, to 
expand the Regional Center Boundary to include the subject properties. 

APPLICANT/PROPERTY OWNER: 

Veritas Investment Company, LLC 
10220 SE Causey Road 
Happy Valley, OR 97086 

1. Application and Narrative dated November 17, 2011 
2. Proposed RCMU Amendments dated November 17, 2011 
3. Traffic Impact Analysis by David Evans & Associates, Inc. dated August 2011 (Appendixes are 

available upon request) 
4. Eagle Landing TIA Addendum dated January 30, 2012 
5. Analysis of Employment and Impacts of Mixed-Uses at Eagle Landing Development by Johnson Reid, 

LLC dated February 28, 2011 
6. Memorandum from Oregon Department of Transportation (ODOT) dated February 3, 2012 
7. Memorandum from Clackamas Co. Department of Transportation & Development (DTD) dated 

February 3, 2012 
8. Memorandum from DKS Associates dated January 26, 2012 

EXHIBITS: 



9. Measure 56 Notice 
10. Public Notice 
11. Letter from Jeffrey L. Kleinman, Attorney at Law representing Mr. Allen Woodell dated February 14, 

2012 
12. Letter from Mark Dane Planning representing Aspen 504 LLC originally dated February 21, 2012 and 

subsequently revised to March 13, 2012 
13. Letter from Jeffrey L. Kleinman, Attorney at Law representing Mr. Allen Woodell dated February 21, 

2012 
14. Letter from Gail Curtis, Oregon Department of Transportation dated February 23, 2012 
15. Letter from William C. Cox, Attorney At Law representing Veritas Investment Company LLC dated 

February 28, 2012 
16. Memo from Michael D. Walter, Economic & Community Development Director to the Planning 

Commission and City Attorney dated March 6, 2012 

APPLICABLE CRITERIA: 

Applicable Statewide Planning Goals; ORS 222.111, 222.120 and 222.750; applicable sections of Metro Code 
3.09; applicable goals and policies of the City of Happy Valley Comprehensive Plan; applicable sections of the 
City of Happy Valley Municipal Code; Title 16 (Land Development Code), including Section 16.67.070 
(Annexations). 

BACKGROUND: 

• The subject site consists of six tax lots, totaling approximately 17.7 acres in size, which are wholly located 
within Happy Valley. These properties consist of mainly undeveloped flat lands, containing very few trees 
and little to no vegetative cover. The western edge of the subject site has street frontage along SE Stevens 
Road, which is classified as a minor arterial roadway. SE Monterey Avenue, which is classified as a 
collector roadway, traverses the subject site's northern boundary. Both of these street frontages have been 
fully improved, complete with sidewalk, planter strip, and street trees. Some of the current uses of the 
properties that surround the subject site include: a fully developed commercially zoned property, containing 
several multi-story office buildings (south); a partially developed multi-family complex (southwest); a 
single-family detached residential development (east); a church and apartment complex (west); and a 
cemetery/golf course (north). 

• The subject site is part of the greater Eagle Landing Master Plan area, an existing plan that was approved by 
Clackamas County in 1998, which encompasses lands that are located both within Happy Valley and 
unincorporated Clackamas County. The Eagle Landing Master Plan includes single-family residential, 
multifamily residential, office/commercial, and supportive retail uses. The Eagle Landing project was a 
multiphase project, with Phase 1 having been annexed into Happy Valley as part of a development 
agreement established between the City and Veritas Investment Company in 2005. Several sections of Phase 
II that include single-family and multi-family residential and retail phases have been built. Phase II included 
significant improvements and dedication of public facilities, including major roadways, trails, and open 
space amenities that serve the existing uses, but also those planned uses envisioned in the applicant's Eagle 
Landing Mixed Use Concept Plan. To date, the specific developments located within the Eagle Landing 
Master Plan area that have been constructed or are under construction include: a 72-lot detached single-
family residential development, known as "Eagle Landing" (constructed); a 115-lot fee-simple townhome 
development, known as "Volare" (under construction); a 85-unit condominium development, known as 

2 



"The Hideaway at Eagle Landing" (under construction); and a 128-unit condominium development, known 
as "Eagle's Loft" (under construction). 

CONCEPTUAL DEVELOPMENT PLAN: 

• The City requires that an applicant who proposes a Comprehensive Plan/Zoning Map Amendment submit a 
conceptual development plan that envisions the possible uses under the proposed designation/zone. The 
applicant has fulfilled this requirement by including a conceptual development plan within their narrative 
(Exhibit 1, Page 5). This plan indicates that under the proposed RCMU zone the potential uses of the 
subject site may include office, retail, and multi-family housing. The applicant further provides a "break-
down" of the proposed RCMU compliant uses of the subject properties, which indicates that the eventual 
"build-out" of the subject site will yield a maximum of 450 residential units, 500,000 square feet of office 
space, and 230,000 square feet of retail space. The conceptual development plan also envisions 
underground parking areas and pedestrian amenities such as an outdoor mall and public plaza. It is critical 
to note that the applicant has proposed a Conceptual Development Plan and Traffic Impact Analysis that 
incorporates properties located within both the City of Happy Valley and unincorporated Clackamas 
County, and has requested that the County "sponsor" the creation of a County comprehensive plan 
designation and zoning district titled "PMU-6" that mirrors the RCMU zone. Significant challenge arises to 
the City in that the applicant has not "separated" the Conceptual Development Plan/Traffic Impact Analysis 
into two distinct products, but rather ties them together, which is better "holistically" for evaluation of the 
entire Concept Plan area, but technically more difficult based on the jurisdictional split. However, as the 
applicant has also petitioned the creation of a mirrored PMU-6 and the same Traffic Impact Analysis will be 
evaluated by the County, staff recommends that the entirety of the Traffic Impact Analysis (and resultant 
mitigations/conditions) be incorporated here, assumingly to also be mirrored by Clackamas County. If that 
were not to occur, proposed Condition of Approval No. 1 should suffice to address such a contingency. 

• Staff notes that the conceptual development plan, in terms of general building design, illustrates several both 
a vertical and horizontal mix of use, with housing above retail and retail uses mixed with office uses. The 
overriding theme of the Concept Plan is to create a high density mixed use development within a walkable 
and pedestrian-friendly environment that emphasis the use of mass transit in the "everyday lives" of 
residents. 

PROPOSED COMPREHENSIVE PLAN DESIGNATION/ZONING DISTRICT/CODE 
AMENDMENTS: 

• The applicant has proposed to amend the City's Development Code for the purpose of creating a new land 
use designation/zone, with the intention of applying this new zone to the subject site. Rather than amend the 
Development Code to add a new designation/zone, city staff has requested that the applicant amend the 
City's Development Code to replace the currently unused MUE-NC zone with the proposed RCMU zone. 
City staff determined that the replacement of the MUE-NC zone was a better alternative to adding the 
proposed RCMU because the MUE-NC sub-district is currently unused and can only be applied to 
properties zoned for employment that are located within the Rock Creek Comprehensive Plan Area. There 
are currently no undeveloped properties within this area that are zoned employment. 

• As previously mentioned, the applicant proposes to apply the new RCMU designation/zone to the subject 
site. To accomplish this, the applicant has proposed a Comprehensive Plan/Zoning Map Amendment to 
change the subject site's existing OC designation/zone to the newly proposed RCMU designation/zone. 
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The proposed Regional Center Mixed Use Comprehensive Plan Designation/Zoning District ("RCMU 
zone") would amend portions of Title 16 of the City's Municipal Code (Development Code). Staff 
notes that additional changes from those provided by the applicant have been incorporated within the 
RCMU zone and the annexation "conversion matrix" table. In addition, the original incorporation of 
the Eagle Landing area included annexation, a Development Agreement and the development of 
Chapter 16.36 (Eagle Landing Sub-Area Plan - which primarily represented the codification of the 
previous County Conditions of Approval for the greater subject properties) within the City's 
Development Code. This application, paired with future planned legislative amendments to the 
comprehensive plan designation/zoning districts within the greater Eagle Landing area and the 
existing Chapter 16.36 fundamentally represent a "re-plan" of the undeveloped properties within the 
greater Eagle Landing area. 

PROPOSED DEVELOPMENT CODE AMENDMENTS 

"Chapter 16.23 Commercial and Employment Districts 

16.23.010 Mixed Use Commercial and Employment Districts 

A. Purpose 
1. Mixed use commercial (MUC). Mixed use commercial will provide for convenience commercial needs 

of residential neighborhoods and office workers in locations adjacent to and mixed in with residential 
and office areas. The location of services and offices near residential units and major transportation 
networks should promote use of alternative modes of transportation such as bus ridership, bicycle and 
pedestrian activity. Retail uses should be primarily located on the ground floor to encourage an 
interesting and active streetscape. Buildings should be oriented towards the street or accessway with 
clearly marked entrances. Blank frontage walls at street level are discouraged. Development boundaries 
and patterns are not defined by type of use (i.e., retail and office); instead the district allows a variety of 
permitted uses to occur throughout the commercial district. The commercial uses are meant to provide a 
concentration of commercial and office uses to create an active area. 

2. Mixed use employment (MUE). The mixed use employment district will provide for development of 
office, employment and medium density residential uses. The MUE neighborhood commercial sub 
district provides for neighborhood scale retail needs. 

3. MUE neighborhood commercial (MUE—NC) sub district. In order to provide retail uses which serve 
the surrounding neighborhoods and employment areas of the MUE district, the neighborhood 
commercial sub district establishes uses and standards for the development of commercial and 
residential uses with good visibility from arterials, collectors and local streets within the MUE district. 
Regional center mixed use (RCMU). The regional center mixed use district will provide for urban 
development within the boundaries of the Clackamas Regional Center. A wide range of uses is 
permitted within the district. The district is intended to create a quantifiable sustainable mixed 
use area with high employment and housing densities, structured parking, and significant 
amenities in an urban design that is accessible by a range of transportation modes. To ensure that 
the mix of uses and urban form are consistent with the objectives of the district, master plan 
approval is required prior to development. The RCMU District implements the planned mixed 
use policies of the Clackamas Regional Center Area Design Plan. 
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B. Permitted Uses 
Table 16.23.010-1 identifies the land uses that are allowed in the MUC, MUE and MUE NC. RCMU Districts. 

Table 16.23.010-1: Mixed Use Districts: Permitted Uses 
MUC, MUE and MUE -NC RCMU 

P=Permitted; C=Conditional Use; X=Prohibited 

MUE NC 
MUC MUE Subdistriet 

Use RCMU1 

Commercial—Retail Uses 
Art and craft supply stores, studios P P+ P 
Bakeries P pi P 
Banks, savings and loan associations, loan companies, ATMs P P+ P 
Barber shops, beauty salons P P 
Bed and breakfast inns P P+ P 
Bicycle sales, supplies, repair service P P+ P 
Book stores C P e - p C P 
Camera stores P - p~ P 
Coffee shops, cafes, sandwich shops and delicatessens P p+ P 
Drug stores P p+ P 
Dry cleaners and tailors P p+ P 
Florists P p+ P 
Hardware and garden supplies P p+ P 
Home furnishing stores P 1 p+ P 
Gift stores P P4 P 
Grocery, food, specialty foods, and produce stores P P 
Hotels P P5 P 
Indoor health and recreation facilities, such as racquetball P p+ P 
court, gymnas" ims, health and exercise spas, swimming pools, 
and similar uses and associated facilities. 
Exercise and tannins stud >s P p+ P 
Inte* or decorating shops, sales and service P P 
Laundromats P Pi P 
Mu: ic shops, sales and service P P4 P 
Optometry and oplical goods, sales and service P p4 

P 
Photo finishing, photography stud' s P p+ P 
Rental stores, w itfaeut outdoor storage P p+ P 
Restaurants full servi e P p+ P 
Restaurants—Drive through P c ep 
Apparel and secondhand stores P P1 p 
Sendee stations C c C 
Shoe sales and repair stores p p+ p 
Sporting goods, sales and service p PH p 
Stationary stores p P+ p 
Taverns, bars and cocktail lounges (prohibited 1,500 feet from 
school uses) 

c c C 
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M U | NC 
MUC MUE Subdistriet 

Use RCMUS 
Theaters or assembly halls C C C P 
Yogurt and ice ^ream stores P P+ p 
Vehicular service P P̂  p 
Veterinarian serv es and pet supplies P P+ p 
Video rental stores C P e-y C P 
Retail and service commercial uses sim ar to those above but p Pt p 
not listed elsewhere in tL.s section upon adm. s t r a f e 
deierminat in through the design review process. 
Commercial - Offices 
Professional and administrative offices p p p 
Medical office buildings p p p 
Residential 
Low Density'' p p p 
Medium and High Density (Note: Mi) ed use build .igs with 
residen al and commerc al are allowed i add ion to s lgle 

p X X P 

use residential buildings.) 
Senior housing p p p 
Home occupation (Section 16.69.020) p p p 
Industrial 
Manufacturing and production X p xc 
Industry services X p X 
Flex-space X p X 
Wholesale sales X p X 
Institutional 
Churches, synagogues, temples or places of worship c C j C P 
Public park, usable open space c c "1 C P 
Public and private schools (includes day care) c r c C P 
Commercial Day care centers (adult and cL'Jd care facilities) p P t p 
Community service p p p 
Civic Uses 
Libraries, post offices, community centers, etc. p p p 
Other 
Construe ; on of new streets and roads, incluCng the exten^.ons p p p 
of existing streets and roads, that are included with the adopted 
transportation system plan 
W eless commui :ca ion facilities Per Chapter 

16.44.020 
Per Chapter 

16.44 020 
Per Chapter 

16.44.020 
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MUE \ G 
MUC MUE Suhdfctriet 

Use RCMul 
NOTES: 
1) Use permitted according to MUE NC rules. Uses in the RCMU district are subject to additional 
standards in Section 16.23.010.D. 
2) Low density muiii-famiiy residential shall be developed in accordance with the standards of the MUR-M1 
< 'strict. 
3) Medium deni.ity multi-family residential shall be developed in accordance with the standards of the MUR • 
M2 d,.„irict and hi^h density multi-far ly resideni ' il shall be developed in accordance with the standards of the 
MUR-M3 district. 
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C. Development Standards. The development standards in Table 16.23.010-2 apply to all uses, structures, 
buildings, and development in the MUC, MUE and MUE NC RCMU Districts 

Table 16.23.010-2: Development Standards for MUC, MUE and MUE NC RCMU 

Standard MUC MUE MUE NC 
RCMU 

Residential Density:1 

Low Density (maximum) 
Low Density (n limum) 

Medium Den ty (maximum) 
Medium Density (mil mum) 

High Density (maximum) 
High Density (minimum) 

24 du/net acre 
15 du/net acre 
34 du/net acre 
25 du/net acre2 

50 du/net acre 
35 du/net acre2 

24 du/net acre 
15 du/net acre2 

NA 
NA 
NA 
NA 

NA-24 du/net acre 
NA-15 du/net acre2 

NA-34 du/net acre 
> 

NA-25 du/net acre-
NA-50 du/net acre 
NA-35 du/net acre-

Lot Size (minimum) Variable3 Variable3 Soc 1623.010.D.3 
Variable^ 

Lot W idth (minimum) Variable3 Variable Variable' 
Lot Depth (minimum) Variable3 Variable3 Variable3 

Floor Area rat > Sec 16.23.010.D.3 
Nonresidential FAR (minimum) 0.25:14 0.25:14 0.25:1-
Nonresidem il FAR (maximum) 
FAR for mixed use building with 

5:1 2:1 5i l 

res ential uses (minimum) 
FAR for m ted use building with 

0.25:1 0.25:1 0.25:1 

resider.. al uses (maximum) 5:1 3:1 5:1 
Landscaping (minimum) Variable3 Variable5 Variable5 

Building Setbacks (minimum): Variable3 Variable Variable3 

Building Height (maximum) 65 feet3 65 feet : 65 feet Variable3 

NOTES: 
1) Density calculations shall be made pursuant to Section 16.63.020.F. 
2) Minimum density of eighty (80) percent of each sub-area is required. 
3) Building hi jht is measured pursuant to Chapter 16.12 Defir ;ions. Standards are flexible and shall be 
determi ed through the master plan process or a design review. 
4) Mus include a shadow plan to establish future development. 
5) Pursuant to Section 16.42.030, fifteen (15) percent of the net developable area must be usable open space. 

D. Additional Standards for the MUE NC aub district. RCMU district 

L Location 
The RCMU district may only be located within the boundaries of the Clackamas Regional Center 
and may only be applied to land within the Eagle Landii i Plan Area (areas designated RCMU 
and PMU6] as designated on Happy Valley Comprehensive Plan Map X-CRC-2. 

2. Master Plan Required. 
a. The RCMU district is a Planned Mixed Use area and is subject to the master plan 

requirements of Chapter 16.65 except as modified by this sectior. 
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b. Ih , master plan shall include the entire Eagle Landing Piani Area (areas designated RCMIJ 
and PMU 6} as designated on Happy Valley Comprehensive Plan Map X-CRC-2. 

3. Mix of Uses Required. 
a. A mix of uses is required. At a minimum, the following uses shall be accommodated within the 

master plan: 
(1) 584 dwelling units within the Eagle Landing Plan Area. 
(2) 600,000 square feet of office or commercial development within the RCMIJ district. 

4. Phasing Plan. For multi-phased developments where the required mix of uses is proposed to be 
achieved in phases, a Development Phasing Plan shall be submitted as a part of the master plan 
application. 
a. The Development Phasing Plan shall demonstrate: 

(1) How the required mix of uses will be provided through phasing, including the approximate 
locations, amount in square feet £a size range may be provided), and timing of each use. 

(2) How on-site circulation, parking, landscaping and other on-site improvements will 
function, after the completion of each phase and following complete build-out of the 
development site. 

(3) If a size range(s) for a use(s) is provided, the Development Phasing Plan shall demonstrate 
how both the minimum and maximum amounts enabled by the range meet the 
requirements of this section. 

b. The Development Phasing Plan shall also identify in what order and how proposed public 
utilities, public facilities and other improvements and amenities necessari to support the 
project will be constructed, dedicated or reserved. 

5. Development Standards. The master plan for the Eagle Landing Plan Area shall be designed to 
implement the policies and elements of the adopted Clackamas Regional Center Area Design Plan. In 
addition, the master plan and subsequent development within the RCMU district shall be subject to 
the following standards: 

a. Buffering. When existing residential uses a re located adjacent jo a RCMU master plan site, 
such uses shall be buffered from the RCMU master plan site with landscaped buffers or by the 
location of streets, parks, plazas, greenwavs, or lower density residential uses in the RCMU 
master plan. 

b. Access and Circulation. Circulation on site must meet the minimum requirements shown on 
the Urban Design Elements map, and in addition: 

(1) Internal Circulation: An internal circulation system shall include a network of public, 
private and internal streets. Private streets shall function like local streets, with curbs, 
sidewalks or raised walking surfaces on both sides, street trees, pedestrian scale lighting. 
and connections to state, county or public streets. This internal street network shall create 
developable sites defined by streets. In addition, the internal circulation svstem may 
include a range of secondary facilities, including serv ice roads, driveways, drive aisles, and 
other similar facilities. The overall intent is to provide a pattern of access and ci rculation 
that provides a clear and logical network of primary streets that have pedestrian 
orientation and amenities. A secondary7 network of pedestrian ways and vehicular 
circulation will supplement this system. 
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(2) Driveways: Internal driveways shall not be located between buildings and the streets to 
which building entrances are oriented. 

(3) On street parking: Parking in the travel way may be provided on private or internal 
streets. This parking will not count as surface parking under the maximum parking ratio 
requirements of Section 16.43.030, but may be counted toward minimum parking 
requirements. 

(4) Off-street paths: The internal circulation system may provide for off-street bicycle paths, 
pedestrian paths, and greenway paths to link civic spaces, retail centers, and 
neighborhoods. 

c. Pedestrian oriented areas. The master plan shall include pedestrian oriented areas which do 
not front solely on arterial streets and parking fields. The purpose of this standard is to 
enhance the pedestrian experience and "village feel" of the centers. As part Master Plan 
review, applicants shall demonstrate compliance with this standard by using a combination of 
the following, or similar, concepts and guidelines: 
(1) Provision of a "main street" and/or village center area that is framed by buildings oriented 

to both sides of the street or center. 
(2) On-street parking. 
(3) Storefront character, with entries oriented to the street, large display windows, and front 

facades broken into divided bays. 
(4) Public plazas and promenades. 
(5) Strong corners, as described in Happy Valley Style Architectural Design Standards. 
(6) Residential uses on upper stories. 
(7) Public uses in prominent locations. 

d. Building Height. Permitted minimum and maximum building heights shall be established by 
the approved master plan for all subsequent development. Building heights should emphasize 
creating a compact urban form in a context-sensitive and sustainable manner. 

e. Building Orientation. New buildings shall have at least one public entrance oriented to a state, 
county, public, or private street. Buildings shall have first floor windows with views of 
internal activity or display cases, and the major entrance on the building facade facing the 
street the building is oriented to. Additional major entrances may also be allowed facing 
minor streets and parking areas. 

£ Structured Parking adjacent to pedestrian facilities. Parking structures located within 20 feet 
of pedestrian facilities including public or private streets, pedestrian ways, greenways, a 
transit station or shelter, or plaza, shall provide a quality pedestrian environment on the 
facade facing the pedestrian facility. Techniques to use include, but are not limited to: 
(1) Provide retail, office or similar uses on the ground floor of the parking structure with 

windows and activity facing the pedestrian facility; or, 
(2) Provide architectural features that enhance the first floor of the parking structure adjacent 

to the pedestrian facility, such as building articulation, awnings, canopies, building 
ornamentation, and art; or, 

(3) Provide pedestrian amenities in the transition area between the parking structure and the 
pedestrian facility, including landscaping, trellises, trees, seating areas, kiosks, water 
features with a sitting area, plazas, outdoor eating areas, and drinking fountains. 
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(4) The above listed techniques and features, and others of similar nature, must be used so that 
blank walls are not created. 

2i Parking and loading. Parking and loading shall meet the requirements of Chanter 1.6,43 and 
the landscaping requirements of Chapter 16.42. 

h. Drive-through window facilities. Drive-through window facilities are allowed subject to the 
standards in Section 16.44.090 

i. Gateways. Provide for a gatew ay at a key intersection with special design and landscape 
treatment that are intended to provide a visual announcement that people are entering a 
special area. 

j. Public Facilities: The City may require the provision of, or participation in, the development of 
public facility improvements to implement the Clackamas Regional Area Plan. Such 
improvements include, but are not limited to, the following: 
(1) Road dedications and improvements; 
(2) Traffic Signals; 
(3) Transit facilities; 
(4) Sidewalks, crosswalks, bump-outs and other pedestrian improvements; 
{5} Storm drainage facilities: 
£6) Sewer and w ater service lines and improvements: 
(7) Underground utilities; 
(8)i Street lights; 
(9) Street trees, landscaping, and 
(10) Open space, greenways, plazas and parks. 

Jk. Maintenance Mechanisms: The City may require the formation of a maintenance agreement 
or other suitable mechanism to assure that the following maintenance responsibilities are 
adequately addressed: 
(1) To improve, operate, and maintain common facilities, including open space, landscaping, 

parking and service areas, streets, recreation areas, signing, ana lighting. 
(2) To maintain landscaping, street furniture, storm drainage and similar streetscape 

improvements developed in the public right of way. 

L Open Space. Master plans shall contain a minimum often i!0%) percent useable open space. 
Open space shall be in tegral to the master plan. Plans shall emphasize public gathering places 
such as plazas, neighborhood parks, trails, and other publicly accessible spaces that integrate 
land use and transportation and contribute toward a sense of place. Where public or common 
private open space is designated, the following standards apply: 
L The open space area shall be shown on the final plan and recorded with the final plat or 

separate instrument; and 
2. The open space shall be conveyed in accordance with one of the following methods: 

a. By dedication to a public agency as publicly owned and maintained open space. Open 
space proposed for dedication must be acceptable to the Planning Official with regard 
to the size, shape, location, improvement, enviioniiicntal condition; 

b. By leasing or conveying title (including beneficial ownership! to a corporation, home 
association or other lefcal entity. The terms of such lease or other instrument of 
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conveyance must include provisions (e.g., maintenance, property tax payment, etc.) 
suitable to the City. 

m. Other Applicable Provisions. With respect to the adjacent properties lying south of the 
proposed RCMU District and east of SE Stevens Road ("Adjacent Properties"), the provisions 
of the following Clackamas County land use decisions, including conditions of approval, which 
benefit the Adjacent Properties and apply or relate to buffering, required setbacks, drainage, 
and location of any bicycle and pedestrian path, shall remain in effect. The master plan and 
subsequent development within the RCMU District shall comply with those provisions. 

L Comprehensive Plan and Zone Change, File Nos. Z0531-98-CP/Z0532-98-Z, dated 
December 23,1998: 
2. Modification of Conditions of Approval of Comprehensive Plan Amendment and Zone 
Change, Order No. 2203-29, File No. Z0802-02-CP, Z0803-02-Z, dated February 20.2003: 
3. Decision on Master Plan Review, File No. Z0227-03-AA (Eagle Landing), dated May 29, 
2003; 
4. Final Order for Eagle Landing Golf Clubhouse, Case No. Z0840-03-SL, dated February 25, 
2004; 
5. Final Plat Approval for Eagle Landing PUD as evidenced by the Plat of Eagle Landing 
filed in Plat Book 126, Page 018, Document No. 2004 60414; and 
6. Final Order on Remand Approving Mt. Scott Village (now known as Eagle 

Landing Phase II). File No. Z0563-99-SL. dated April 23.2003. 

n. Design Review. New development in the district shall be subject to 16.62, Design Review 
(including Section 16.46.010 and Appendix B, Happy Valley Style. 

-L—Definitions. 
ifc—Site. As used in this section, the word "site" is the total area brought forward in a development 

application identified for development with neighborhood commercial uses, 
b. Mixed Use Building. As used in this section, the term "mixed use building" means a building that has 

more than one use or tenant, is more than one story tall (i.e. vertical mixed use), and no more than fifty 
(50) percent of the gross leasable area is occupied by commercial retail uses, as listed in Table 
16.22.010 1. 

2. Location. 
a-. The MUE neighborhood commercial sub district may be located anywhere within the area 
designated as MUE on the Rock Creek Plan map or other areas designated MUE in the City's 
Comprehensive Plan map. 
& MUE neighborhood commercial sites shall be designated on planned mixed use master plans 
created in accordance with Section 16.31.020 or design review plans submitted under Chapter 16.62, 
design review, Site Development Plan. 
e-. Only one MUE neighborhood commercial site shall bo allowed within the MUE portion of a 
Master Plan developed in accordance with Section 16.31.020. If an MUE area is developed without a 
Master Plan because the MUE area is less than five acres, than the maximum MUE neighborhood 
commercial area shall be that listed in Table 16.23.010 3. Neighborhood commercial development in the 
MUE district shall not be phased to avoid the maximum site size limits. 

3-.—Site Size and Allowable Floor Area Standards. 
& Dimensional standards for retail development in the neighborhood commercial sub district are 
located in Table 16.23.010 3. 
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Table 16.23.010 V 
Maximum Areas for MUE Neighborhood Commercial Retaii Usns 

Street Frontage? 
Arterial5 

Street frontage 
CeUeetep3 

streci Frontage 
Local Stroer 

Maximum retail onh^ iite area 3 acres 3 acres 1 acre 
Maximum retail enly building 
feetprint area squar s- se ; e I squeri et -3,000 squared it 

Ma> 'mum individual retail uso area 
(gfess-len sable area) 
Ma> 'mum individual retail uso area 
(gfess-len sable area) 
Maximum retail only building floor 
area ratio (measurement of building 
i© fprint area relative to the 
fitHgkbefhoed-eeinmercial site area) 

^In case of multiple frontages, use higher classification. 
k A conditional use permit is required to incicuae dimension»! ^¿andards in Table 16.23.010 3. 
M-"* mm site area shall not be increased by a CUP or any other adjustment. 
e-. Street Frontage. In Table 16.23.010 3 means the loca Dn of the adjacent street as classified in tht 
city's TSP. In cases where there .s more than one access from more than one street type, the higher 
itreet clas fief en- accordance with the city's transportation aysxom nan shall be used for 

determining the approp ate development standards 
A B i sect.^n regulates the amount of area occupied either by a retail use or retail building i* -e 
permitted in accordance with Table 16.23.010 3. 

- Maximum Individual Retail Use Afea? The maximum area for each separate retail use 
listed in Table 16.23.010 3 means the area occupied by a discreet user as determined at the time of 
.enant nprovement bu ng perr its or other mechanism such as design review application. Uses ai^ 
?ons:Hered separate when there a fire rated wall separating two uses. The area of each use shall be 
measured from nner wall to inner wall n o ' ' eftx ng hallways and common areas (gross leasable area). 

Maximum Single Use Reta -Bu ^ng Footprint Area. The maximum building area ioi a 
ft. 0 le use ret 4-bt d--g shall be measured by the area contained within the footprint of the b :lding, af 

menr''ired from outside wall to outs le wall, regardless of dividing walls or se^ .rate tenant areas. 
7 Tms standard shall not apply to a mixed use building, as defined in Section 

4€.23.10.D.l.b. 
[...] 
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16.67.070 Annexations. 
A.Except as provided in subsection B of this section, when a property or area is annexed to 
the C ty from unincorporated Clackamas County v ;h an accompanying Clackamas County 
Comprehensive Plan designation and zone, the action by the City Council to annex the 
property or area shall include an ordinance to amend the C ty ' s Comprehensive Plan 
map/zoning map to reflect the conversion from the County designation/zone to a 
corresponding City designation/zone, as shown i Table 16.67.070-1 be'ow. 

Tabie 16.67.070-1 Land Designation Conversion Table 
Clackamas County Zone City of Happy Valley Zone 
Urhan/Rural Residential 

R-2.5 SFA 
R-5 R-5 
R-7 R-7 

R-8.5 R-8.5 
R-10 R-10 
R-15 R-15 
R-20 R-20 
MR-Ì MUR-M1 
MR-2 MUR-M2 
HDR MUR-M3 
RA-2 R-15 
FU-10 FU-10 

Natural Resources 
EFU EFU* 

Commercial 
NC MUE-NG 
C-2 MCC 
C-3 MCC 

RCC MCC 
RCO MUC 
OC CCC 

RCHD MUR-M2 
OA MUC 

m m RCMU 
Industrial 

1-2 IC 
1-3 IC 
BP EC 

Special Districts 
OSM IPU 
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Sunnyside Village 
VR-4/5 V R 1/5* R - 5 
VR-5/7 V R 5/7* R - 5 

VCS IPU 
VA Y A * M U R - M 1 
VO VO 

VTH VTH 

applicable Clackamas County designation/zone. 
[...] 

TRAFFIC IMPACT ANALYSIS/TRANSPORTATION PLANNING RULE: 

• The applicant's representative (David Evans & Associates, Inc.) has submitted a Traffic 
Impact Analysis (Exhibit 3) and Addendum (Exhibit 4) based on the Concept Plan. Several 
challenges are presented due to the location of the greater Concept Plan being located in 
multiple jurisdictions (City and unincorporated Clackamas County); the Traffic Impact 
Analysis (TIA) representing the entire Concept Plan area (as opposed to only the proposed 
RCMU zone area); and, the requirements of the State Transportation Planning Rule (TPR) in 
conjunction with the comprehensive plan map/zoning map amendment. Fundamentally, the 
proposed Concept Plan/Comprehensive Plan Map/Zoning Map amendments "trigger" the TPR 
and are evaluated under whether the amendment can cause a "significant impact" to 
transportation facilities. The applicant's representative has provided a synopsis of impacts 
and mitigation required for TPR compliance, which is summarized, below. 

Impacts and Mitigation Required for TPR Compliance 
There are several ways that an amendment to zoning could potentially cause a significant impact 
(660-12-0060(1)). In the case of the proposed zoning changes associated with the Eagle Landing 
development, this traffic study has determined that there would be a significant impact as defined 
under 660-12-0060 (l)(c): 

"... A plan or land use regulation amendment significantly affects a transportation facility if 
it would: 
(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based 
on projected conditions measured 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 if the amendment includes an 
enforceable, ongoing requirement that would demonstrably limit traffic generation, 
including, but not limited to, transportation demand management. This reduction may 
diminish or completely eliminate the significant effect of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional classification of 
an existing or planned transportation facility; (NOT APPLICABLE) 
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(B) Degrade the performance of an existing or planned transportation facility such that it would 
not meet the performance standards identified in the TSP or comprehensive plan, 
(APPLICABLE) or 
(C) Degrade the performance of an existing or planned transportation facility that is otherwise 
projected to not meet the performance standards Identified in the TSP or comprehensive plan. " 
(APPLICABLE) 
When a significant effect has been determined, comp mce with section (1) must be 
accomplished through one or a com!' lation of a number of measures outl led in subset, ion (2) 
of 660-12-0060. Mitigation measures proposed in the TIA for the proposed Concept Plan zoning 
change fall under subsection (2)(d). 

"Providing other measures as a condition of development or through a development 
agreement or similar funding method, including, but not limited to, transportation system 
management measures or minor transportation improvements. Local governments shall, as 
part of the amendment, specify when measures or improvements provided pursuant to this 
subsection will be provided. " 

The mi :iga 3ns shown 'n Figure 15 and described n Section 5.3 of the TIA would allow all 
study area* tersect ns to either operate within ju "sdiv onal standards, or to have improved 
performance over that of the background cond ons. 

Under subsection (3): 
a local government may approve an amendment that would significantly affect an 

existing transportation facility without assuring 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 transportation facilities, improvements and 
services as set forth in section (4) of this rule would not be adequate to achieve consistency 
with the identifiedfunction, capacity or performance standardfor that facility by the end of 
the planning period identified in the adopted TSP* (APPLICABLE) 
(b) Development resulting from the amendment will, at a minimum, mitigate the impacts 
of the amendment in a manner that avoids further degradation to the performance of the 
facility by the time of the development through one or a combination of transportation 
improvements or measures, (APPLICABLE) 
(c) The amendment does not involve property located in an interchange area as defined 
in paragraph (4)(d)(C), (NOT APPLICABLE) and 
(d) For affected state highways, ODOTprovides a written statement that the proposed 

funding and timing for the identified mitigation improvements or measures are, at a 
minimum, sufficient to avoidfurther 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 into the record of the local government proceeding, 
and ODOT does not provide a written statement, then the local government may proceed 
with applying subsections (a) through (c) of this section. " (NOT APPLICABLE) 
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Under subsect n̂ (6): 
":In determining whether proposed land uses would affect or be consistent with planned 
transportation facilities as provided in sections (1) and (2), local governments shall give full 
credit for potential reduction in 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\ 
will generate 10% fewer daily and peak hour trips than are specified in available published 
estimates, such as those provided by the Institute of Transportation Engineers (ITE) Trip 
Generation Manual that do not specifically account for the effects of mixed-use, pedestrian-
friendly development. The 1C, reduction allowedfor 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, (NOT APPLICABLE) 
(b) Local governments snail use detailed or local information about the trip reduction 
benefits of mixed-use, pedestrian-friendly development where such information is available 
and presented to the local government. Local governments may, based on such information, 
allow reductions greater than the 10% reduction required in subsection (a) above; 
(APPLICABLE) 
(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 providedfor 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 (NOT APPLICABLE) 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, pedestrian-friendly development will vary from 
case to case and may be somewhat higher or lower than presumed pursuant to subsection (a) 
above The Commission concludes that this assumption is warranted given general 
information about the expected effects of mixed-use, pedestrian-friendly development and its 
intent to encourage changes to plans and development patterns. Nothing in 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 required under the federal Clean Air Act. " (NOT APPLICABLE) 

In order to help ensure compl: nee with subsection (6)(b),it is suggested that the proposed 
map amendment to rezone the suv 'ect site from Office Commercial (OC) to Regional Center 
Mixed Use (RCMU) be accepted with a condition of approval requiring that a Transportation 
Demand Management (TDM) plan be provided as part of the submittal of the master plan for 
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the Eagle Landing development. Further recommendations from the app.1 cant's 

représente ve include-

> Construct the network of streets, driveways, and parking garages shown in the conceptual 

site plan incorporating the following improvements: 
- Align the west end of the new east-west public street to become the east leg of the new four 

leg intersection at Monterey and Bob Schumacher. 
- Align the east end of the new east-west public street to become the west leg of the current 

roundabout at the intersection of Monterey at Stevens. 
Construct an internal circulation road south of and parallel to the existing Monterey Avenue. 
Construct additional north-south internal access and circulation roads within the study area 
where noted on Figure 10 of the TIA (the conceptual leasing plan). 

> Mitigate adverse intersection operations as shown in Figure 15 of the TIA and described 
below: 
The southbound approach to intersection number three, Sunny side at the southbound 1-205 
ramp terminal, currently has a dedicated left-turn lane, a shared left-through lane, a 
dedicated through lane and a dedicated right-turn lane. The proposed lane configurations 
would be two dedicated left-turn lanes, a shared through-right lane, and a dedicated right-
turn lane. The other approaches would not be changed. The proposed mitigation would 
require signal modification, sign modifications and striping modifications but no roadway 
widening 
The northbound approach to intersection number four, Sunnyside at the northbound 1-205 
ramp terminal, currently has a dedicated left-turn lane, a shared left-through lane and a 
dedicated right-turn lane. The proposed lane configurations would be a dedicated left-turn 
lane, a shared left-through-right lane and a dedicated right-turn lane. The other approaches 
would not be changed. The proposed mitigation would require signal modification, sign 
modifications and striping modifications but no roadway widening 
The southbound approach to intersection number eight, Bob Schumacher at Stevens, 
currently has a dedicated left-turn lane, a dedicated through lane, and a dedicated right-turn 
lane. The proposed configurations would be a dedicated left-turn lane, a shared left-through 
lane, and a dedicated right-turn lane. The other approaches would not be changed. The 
proposed mitigation would require signal modification, sign modifications and striping 
modifications but no roadway widening. 
Three approaches to intersection number five, Sunnyside at Stevens, would need to undergo 
significant modifications to comply with jurisdictional standards. The existing westbound 
shared through-right lane would need to be extended back approximately 500feet and 
converted to a through only lane. A dedicated right-turn lane approximately 100 feet long 
would also need to be added to the westbound approach. A second dedicated left-turn lane 
would be needed on both the northbound and southbound intersection approaches (to 
replace the shared through-left lanes) which would require widening the roadway on one or 
both sides. These intersection enhancements include but might not be limited to right-of-way 
acquisition, roadway capacity enhancements, signal modification, sign modifications and 
striping modifications. 
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The applicant's proposed mitigation strategy/TPR analysis is incorporated within the 1 ndings of Fact 
(below), but is tempered by the comments and conditions of ODOT (ExhiL.t 6) and Clackamas County 
DTD (Exhibit 7) which in summary - add the following comments: 

ODOT: 

Prior to development the applicant shall design and construct dual right-turn lanes at the I-
205/Sunnyside northbound interchange off-ramp located at the 1-205 and Sunnyside Interchange 
intersection in accordance with ODOT's Roadway Standards. The required dual right-turn lanes 
shall include a curbed, pedestrian island (also known as a "pork-chop' ) to form a two-phase 
pedestrian crossing. 

CLACKAMAS COUNTY DTD: 

County staff concurs that with the proposed improvements and/or conditions below, the 
proposed Comprehensive Plan and Zoning Text and Map Amendments satisfy the requirements 
of the Transportation Planning Rule (TPR) of OAR 660-012-0060 and the requirements of 
Chapter 16.67 of the City of Happy Valley Development Code. All County intersections studied 
will operate adequately per the County Transportation System Plan (Chapter 10 - Clackamas 
Regional Center Area Design Plan of the County's Comprehensive Plan), will be mitigated 
appropriately per the TPR, or the facilities are not significantly affected. 

Staff largely concurs with the proposed improvements recommended as mitigation far the 
application. Several of the improvements would be very difficult to implement as they would 
require the purchase of right-of-way and modification to private property that is not currently 
under the control of the applicant or alternately, other improvements may better serve the 
travelling public. 

Recently, the TPR was updated with flexibility for jurisdictions to implement improvements that 
before would have resulted in certain vehicular based transportation enhancements if the land 
use action was determined to have a significant effect. Now, jurisdictions have the flexibility to 
require projects that would result in other betterments to the transportation system that may 
better serve users other than vehicular users or provide other improvements that better meet the 
needs of a jurisdiction. That provision is found in OAR 660-012-0060(2) (e). 

With the conditions provided below the TPR is met by providing measures that either directly 
mitigate the impacts of the action or provide system-wide benefits to balance the significant 
effect of the action. 

CLACKAMAS REGIONAL TOWN CENTER BOUNDARY: 

° The app. cant has proposed to amend the Clackamas Regional Center Area Design Plan, an ancillary 
document to the Cljy's Comprehensive Plan, to include the subject site within its Regional Center 
Boundary. Currently, the Regional Center Boundary encompasses properties located to the south 
and west of the subject site, with its boundary terminating at the western and southern property lines 
of the subject site. For illustrations of the proposed amendments, see Figure 4 (Map X-CRC-1), 
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Figure 5 (Map X-CRC-2) and Figure 6 (Map X-CRC-3), beginning on Page 10 of Exhibit 1. In the 
"mirrored efforts" of the applicant within Clackamas County, it is anticipated that the County would 
eventually process amending its version of the Clackamas Regional Area Design Plan, which will 
result in the City and County versions reflecting one another in regard to boundaries/designations. 

The applicant has stated within their narrative that the requested amendments to the Clackamas 
Regional Center Area Design Plan, through both the County and City, is for the purpose of creating 
a single guiding development plan for the Eagle Landing properties, as they are located within both 
Happy Valley and unincorporated Clackamas County. 

II. FINDINGS OF FACT 

1. The following Statewide Planning Goals are applicable to the subject request: 

"Goal 1: Citizen Involvement (660-015-0000(1» 
Goal 1 specifies that each city adopt a program for citizen involvement that clearly defines the 
procedures by which the general public will be involved in the ongoing land-use planning process. 
This program shall provide for continuity of citizen participation and of information that enables 
citizens to identify and comprehend the issues. 

Staff Response: 

The City of Happy Valley mailed a notice of the public hearing for the proposed amendments to all 
property owners within 300 feet of the subject properties; published notice was placed in the local 
newspaper and posted notice has been provided by the applicant in conjunction with the subject 
application. In addition, the applicant has held a neighborhood meeting in regard to the subject concept 
plan, inviting surrounding property owners to participate. Therefore, this criterion has been satisfied. 

Goal 2: Land Use Planning (660-015-0000(2)) 
Goal 2 specifies the need to establish a ¡and use planning process and policy framework as a basis for 
all decision and actions related to use of land and to assure an adequate factual base for such 
decisions and actions. 
Staff Response: 

The Applicant is proposing amendments to the Happy Valley Comprehensive Plan and Development 
Code and maps to bring the entire subject site within the Clackamas Regional Center (CRC) boundary, 
and so that all the parcels within the subject site would be consistently zoned as regional center mixed 
use (RCMU). The rest of the Eagle Landing Plan Area is located within unincorporated Clackamas 
County, and the standards for the PMU and RCMU designations are consistent between both Clackamas 
County and the City of Happy Valley. The proposal changing the subject site land use designations to 
RCMU and associated map corrections do not require an exception to any Statewide Planning Goal. 
Therefore, this criterion has been satisfied. 

Goal 10: Housins (660-015-0000(10)) 
Goal 10 specifies that each city must plan for and accommodate needed housing types, such as 
multifamily and manufactured housing. It requires each city to inventory its buildable lands, project 
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future needs for such lands, and plan and zone enough buildable land to meet those needs. It also 
prohibits ¡ocal plans from discriminating against needed housing types. 

Staff Response: 
The City of Happy Valley has an acknowledged Comprehensive Plan containing housing policies 
consistent with Goal 10. As further addressed below, the proposal demonstrates compliance with these 
policies. With the proposed amendment to RCMU, no housing capacity will be lost within the 
Clackamas Regional Center and housing capacity will increase - as envisioned by the Concept Plan, the 
Eagle Landing Plan Area would provide 865 total residential units. Therefore, this criterion has been 
satisfied. 

Goal 11: Public Facilities and Services ((660-015-0000(11)) 
Goal 11 calls for efficient planning ofpublic services such as sewers, water, law enforcement, and 

fire protection. The goal's central concept is that the public services should be planned in accordance 
yvitli a community's needs and capacities rather than be forced to respond to development as it occurs. 

Staff Response: 

The City has provided the comprehensive planning for public services in the area of the subject 
properties. Prior to the installation of infrastructure related to public services such as sanitary sewer, 
stormwater management, potable water, and transportation systems the City and its service providers 
provided analysis as to how the areas where the subject properties are located would best be served by 
public services. 

Prior to Master Plan approval and subsequent development, the subject properties will be provided 
sanitary sewer and stormwater management services by CCSD #1. Fire protection will continue to be 
provided to the subject properties by CFD #1. Also, where applicable, CCSD #5 will continue to 
administer street lighting to the subject properties. 

Sunrise Water Authority provides water to areas located within Happy Valley and northwestern 
Clackamas County. The properties are within the service area of Sunrise Water Authority. The current 
and future water supply needs of the subject properties will be evaluated and planned for by Sunrise 
Water Authority. Therefore, this criterion has been satisfied. 

Goal 12: Transportation ((660-015-0000(12)) 
Goal 12 calls for the provision of "a safe, convenient and economic transportation system." It asks 

for communities to address the needs of the "transportation disadvantaged." 

Staff Response: 

See the finding under OAR 660-012-0060, below. Per the Conditions of Approval associated with this 
report, this criterion has been satisfied. 
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2. The following Oregon Administrative Rules (OAR) are applicable to the subject request: 

OAR Chapter 660, Division 12 (Transportation Planning) 
660-012-0060 
Plan and Land Use Regulation 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 rule, 
unless the amendment is allowed under section (3), (9) or (10) of this 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 errors 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 this subsection based on 
projected conditions measured 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 if the amendment includes an enforceable, ongoing requirement that would 
demonstrably limit traffic generation, including, but not limited to, transportation demand management. 
This reduction may diminish or completely eliminate the significant effect of the amendment. 
(A) Types or levels of travel or access that are inconsistent with the functional classification of an 
existing or planned transportation facility; 
(B) Degrade the performance of an existing or planned transportation facility such that it would not 
meet the performance standards identified in the TSP or comprehensive plan; or 
(C) Degrade the performance of an existing or planned transportation facility that is otherwise 
projected to not meet the performance standards identified in the TSP or comprehensive plan. 
(2) If a local government determines that there would be a significant effect, then the local government 
must ensure that allowed land uses are consistent with the identifiedfunction, capacity, and 
performance standards of the facility measured at the end of the planning period identified in the 
adopted TSP through one or a combination of the remedies listed in (a) through (e) below, unless the 
amendment meets the balancing test in subsection (2)(e) of this section or qualifies for partial mitigation 
in section (11) of this rule. A local government using subsection (2)(e), section (3), section (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) Adopting measures that demonstrate allowed land uses are consistent with the planned function, 
capacity, and performance standards of the transportation facility. 
(b) Amending the TSP or comprehensive plan to provide transportation facilities, improvements or 
services adequate to support the proposed land uses consistent with the requirements of this division; 
such amendments shall include a funding plan or mechanism consistent with section (4) or include an 
amendment to the transportation finance plan so that the facility, improvement, or service will be 
provided by the end of the planning period. 
(c) Amending the TSP to modify the plannedfunction, capacity or performance 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 not limited to, transportation system management measures or 
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minor transportation improvements. Local governments shall, as part of the amendment, specify when 
measures or improvements provided pursuant to this subsection will be provided, 
(e) Providing improvements that would benefit modes other than the significantly affected mode, 
improvements to facilities other than the significantly affectedfacility, or improvements at other 
locations, if the provider of the significantly affectedfacility provides a written statement 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 assuring 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 transportation facilities, improvements and services 
as set forth in section (4) of this rule would not be adequate to achieve consistency with the identified 
function, capacity or performance standardfor that facility by the end of the planning period identified 
in the adopted TSP; 
(b) Development resulting from the amendment will, at a minimum, mitigate the impacts of the 
amendment in a manner that avoids further degradation to the performance 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 property located in an interchange area as defined in 
paragraph (4)(d)(C); and 
(d) For affected state highways, ODOT provides a written statement that the proposed funding and 
timing for the identified mitigation improvements or measures are, at a minimum, sufficient to avoid 
further 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 into the record of the 
local government proceeding, and ODOT does not provide a written statement, then the local 
government may proceed with applying subsections (a) through (c) of this section. 
(4) Determinations under sections (l)-(3) of this rule shall be coordinated with affected transportation 

facility and service providers and other affected local governments 
(a) In determining whether an amendment has a significant effect on an existing or planned 
transportation facility under subsection (l)(c) of this rule, local governments shall rely on existing 
transportation facilities and services and on the planned transportation facilities, improvements and 
services set forth in subsections (b) and (c) below. 
(b) Outside of interstate interchange areas, the following are considered plannedfacilities, 
improvements and services. 
(A) Transportation facilities, improvements or services that are fundedfor construction or 
implementation in the Statewide Transportation Improvement Program or a locally or regionally 
adopted transportation improvement program or capital improvement plan or program of a 
transportation service provider. 
(B) Transportation facilities, improvements or services that are authorized in a local transportation 
system plan andfor 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 has 
been adopted; or conditions of approval to fund the improvement have been adopted. 
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(C) Transportation facilities, improvements or services in a metropolitan planning organization 
(MPO) area that are part of the area's federally-approved, financially constrained regional 
transportation system plan. 
(D) Improvements to state highways that are included as planned improvements in a regional or 
local transportation system plan or comprehensive plan when ODOTprovides a written statement tha* 
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 
comprehensive 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 end of the planning period. 
(c) Within interstate interchange areas, the improvements included in (b)(A)-(C) are considered 
plannedfacilities, improvements and services, except where. 
(A) ODOT provides a written statement that the proposedfunding and timing of mitigation measures 
are sufficient to avoid a significant adverse impact on the Interstate 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 rely 
on the improvements identified in that plan 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 interchanges and relocation of existing interchanges that are 
authorized in an adopted transportation system plan or comprehensive plan, 
(B) Interstate highway means Inter states 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 interchange area as defined in the Interchange Area Management Plan adopted as an 
amendment to the Oregon Highway Plan. 
(e) For purposes of this 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. In the absence of a written statement, a local 
government can only rely upon planned transportation facilities, improvements and services identified 
nparagraphs (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 would affect or be consistent with planned transportation 

facilities as provided in sections (1) and (2), local governments shall give full credit for potential 
reduction in 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 m ed-use, pedestrian-friendly development, local governments shall assume that uses located within 
a mixed-use, pedestrian-friendly center, or neighborhood, will generate 10': fewer daily and peak hour 
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trips than are specified in available published estimates, such as those provided by the Institute of 
Transportation Engineers (ITE) Trip Generation Manual that do not specifically account for the effects 
of mixed-use, pedestrian-friendly development. The 10% reduction allowedfor 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 development where such information is available and presented to the 
local government. Local governments may, based on such information, allow reductions greater than 
the It 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 providedfor 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, 
pedestrian-friendly development will vary from case to case and may be somewhat higher or lower than 
presumed pursuant to subsection (a) above. The Commission concludes that this assumption is 
warranted given general information about the expected effects of mixed-use, pedestrian-friendly 
development and its intent to encourage changes to plans and development patterns. Nothing in this 
section is intended to affect the application ofprovisions in local plans or ordinances which provide for 
the calculation or assessment of systems development charges or in preparing conformity 
determinations required 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 include an amendment to the comprehensive plan, 
transportation system plan the adoption of a local street plan, access management plan, future street 
plan or other binding local transportation 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 land 

for commercial use; 
(b) The local government has not adopted a TSP or local street plan which complies with OAR 660-
012-0020(2)(b) or, in the Portland Metropolitan 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 of the following 
(A) An existing central business district or downtown; 
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(B) An area designated as a central city, regional 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 following characteristics. 
(A) A concentration of a variety of land uses in a well-defined area, including the following 
(i) Medium 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 commercial area where multi-story buildings are permitted; 
(D) Buildings and building entrances oriented to streets, 
(E) Street connections and crossings that make the center safe and conveniently accessible from 
adjacent areas, 
(F) A network of streets and, where appropriate, accessways and major driveways that make it 
attractive and highly convenient for people to walk between uses within the center or neighborhood, 
including streets and major driveways within the center with wide sidewalks and other features, 
including pedestrian-oriented street crossings, street trees, pedestrian-scale lighting and on-street 
parking; 
(G) One or more transit stops (in urban areas with fixed 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) Notwithstanding section (1) of this rule, a local government may find that an amendment to a zoning 
map does not significantly affect an existing or planned transportation facility if all of the following 
requirements are met. 
(a) The proposed zoning is consistent with the existing comprehensive plan map designation and the 
amendment does not change the 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 amendment was not exemptedfrom this 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 rule but the local government has a subsequently acknowledged TSP amendment that 
accountedfor urbanization of the area. 
</ 0) Notwithstanding sections (1) and (2) of this rule, a local government may amend a functional plan, 
a comprehensive plan or a land use regulation without applying performance standards related to motor 
vehicle traffic congestion (e.g. volume to capacity ratio or V/C), delay or travel time if the amendment 
meets the requirements of subsection (a) of this section. This section does not exempt a proposed 
amendment from other transportation performance standards or policies that may apply including, but 
not limited to, safety for all modes, network connectivity for all modes (e.g. sidewalks, bicycle lanes) and 
accessibility for freight vehicles of a size andfrequency required by the development. 
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(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 consistent with the definition of an MMA and consistent with the function of the MMA 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 government as provided in subsection (d) or (e) of this 
section and that has been acknowledged; 
(B) entirely within 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 ride and that require new development to be consistent with the 
characteristics listed in paragraphs (8)(b)(D) through (H) of this rule; 
(D) with land use regulations that do not require the provision of off-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. count on-street parking, allow long-term leases, allow shared parking); 

(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 Management Plan (IAMP) and consistent with 
the IAMP; or 
(Hi) 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 MMA 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 in paragraph (A) of this 
subsection. 
(A) The potential for operational or safety effects to the interchange area and the mainline highway, 
specifically considering: 
(i) whether the interchange area 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 (SPIS) developed by ODOT; and 
(iii) whether existing or potential future traffic queues on the interchange exit ramps extend onto the 
mainline highway or the portion of the ramp needed to 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 management 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 adopting an amendment to the comprehensive 
plan or land use regulations to delineate the boundary following an existing zone, multiple existing 
zones, an urban renewal area, other existing boundary, or establishing a new boundary. The 
designation must be accompanied by findings showing how the area meets the definition of an MMA. 
Designation of an MMA is not subject to the requirements in sections (1) and (2) of this rule. 
(e) A local government may designate an MMA 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 
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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 section (2) 
of this rule 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) of this 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 industrial or traded-sector industries. 
(B) Not allow retail uses, except limited retail incidental to industrial or traded sector development, 
not to exceedfive percent of the net developable area. 
(C) For the purpose of this 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, 
storage, logistics, warehousing, importation, distribution and transshipment 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) Notwithstanding paragraphs (A) and (B) of this subsection, an amendment 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 landfor "Other Employment Use " or "Prime Industrial Land" 
as those terms are defined in OAR 660-009-0005. 
(Hi) The amendment is located outside of the Willamette Valley as defined in ORS 215.010. 
(E) The provisions ofparagraph (D) of this subsection are repealed on January 1, 2017. 
(b) A local government may accept partial mitigation only if the local government determines that 
the benefits outweigh the negative effects on local transportation facilities and the local government 
receives from the provider of any transportation facility that would be significantly affected written 
concurrence that the benefits outweigh the negative effects on their transportation facilities. If the 
amendment significantly affects a state highway, then ODOT must coordinate with the Oregon Business 
Development Department regarding the economic andjob creation benefits of the proposed amendment 
as defined in subsection (a) of this section. The 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 government that proposes to use this section must coordinate with Oregon Business 
Development Department, Department of Land Conservation and Development, area commission on 
transportation, metropolitan planning organization, and transportation providers and local 
governments directly impacted by the proposal to allow opportunities for comments on whether the 
proposed amendment meets the definition of economic development, how it would affect transportation 
facilities and the adequacy of proposed mitigation. Informal consultation is encouraged throughout the 
process starting with pre-application meetings. Coordination has the meaning given in ORS 197.015 
and Goal 2 and must include notice at least 45 days before the first evidentiary hearing. Notice must 
include the following: 
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(A) Proposed amendment. 
(B) Proposed mitigating actions from section (2) of this rule. 
(C) Analysis and projections of the extent to which the proposed amendment in combination with 
proposed mitigating actions wouldfall short of being consistent with the function, capacity, and 
performance standards of transportation facilities. 
(D) Findings showing how the proposed amendment meets the requirements of subsection (a) of this 
section. 
(E) Findings showing that the benefits of the proposed amendment outweigh the negative effects on 
transportation facilities " 

Staff Response: 

The proposed RCMU zone/Concept Plan has the ability to provide "significant impact" to a number of 
transportation facilities. However, the applicant does not propose that the City/County utilize or 
implement the Lower Mobility Standards allowed within Title 6 of the Metro Functional Plan (see 
Finding No. 4) or Congestion Performance Standards of the Clackamas Regional Center (as proposed 
for expansion, see Finding No. 5). Rather, the mitigations shown in Figure 15 and described in Section 
5.3 of the TIA would allow all study area intersections to either operate within jurisdictional standards, 
or to have improved performance over that of the background conditions. 

The applicant proposes that to ensure compliance with subsection (6)(b), that the proposed map 
amendment to rezone the subject site from Office Commercial (OC) to Regional Center Mixed Use 
(RCMU) be accepted with a condition of approval requiring that a Transportation Demand 
Management (TDM) plan be provided as part of the submittal of the master plan for the Eagle 
Landing development. Further recommendations include: 

> Construct the network of streets, driveways, and parking garages shown in the conceptual site 
plan incorporating the following improvements: 

- Align the west end of the new east-west public street to become the east leg of the new four leg 
intersection at Monterey and Bob Schumacher. 
Align the east end of the new east-west public street to become the west leg of the current 
roundabout at the intersection of Monterey at Stevens. 
Construct an internal circulation road south of and parallel to the existing Monterey Avenue. 
Construct additional north-south internal access and circulation roads within the study area 
where noted on Figure 10 of the TIA (the conceptual leasing plan). 

> Mitigate adverse intersection operations as shown in Figure 15 of the TIA and described below: 
The southbound approach to intersection number three, Sunnyside at the southbound 1-205 ramp 
terminal, currently has a dedicated left-turn lane, a shared left-through lane, a dedicated through 
lane and a dedicated right-turn lane. The proposed lane configurations would be two dedicated 
left-turn lanes, a shared through-right lane, and a dedicated right-turn lane. The other approaches 
would not be changed. The proposed mitigation would require signal modification, sign 
modifications and striping modifications but no roadway widening. 
The northbound approach to intersection number four, Sunnyside at the northbound 1-205 ramp 
terminal, currently has a dedicated left-turn lane, a shared left-through lane and a dedicated right-
turn lane. The proposed lane configurations would be a dedicated left-turn lane, a shared left-
through-right lane and a dedicated right-turn lane. The other approaches would not be changed. 
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The proposed mitigation would require signal modification, sign modifications and striping 
modifications but no roadway widening. 
The southbound approach to intersection number eight, Bob Schumacher at Stevens, currently 
has a dedicated left-turn lane, a dedicated through lane, and a dedicated right-turn lane. The 
proposed configurations would be a dedicated left-turn lane, a shared left-through lane, and a 
dedicated right-turn lane. The other approaches would not be changed. The proposed mitigation 
would require signal modification, sign modifications and striping modifications but no roadway 
widening. 
Three approaches to intersection number five, Sunnyside at Stevens, would need to undergo 
significant modifications to comply with jurisdictional standards. The existing westbound shared 
through-right lane would need to be extended back approximately 500 feet and converted to a 
through only lane. A dedicated right-turn lane approximately 100 feet long would also need to 
be added to the westbound approach. A second dedicated left-turn lane would be needed on both 
the northbound and southbound intersection approaches (to replace the shared through-left lanes) 
which would require widening the roadway on one or both sides. These intersection 
enhancements include but might not be limited to right-of-way acquisition, roadway capacity 
enhancements, signal modification, sign modifications and striping modifications. 

In addition, staff notes that further clarification is provided by the applicant's representative in 
the TIA Addendum (Exhibit 4). In sum, the total TIA discussion has been reviewed and 
augmented by recommended conditions provided by ODOT and Clackamas County DTD. Per 
Conditions of Approval Nos. 3 and 4, these criteria are satisfied by the subject request. 

3. The following Titles from METRO Chapter 3.07 (Urban Growth Management Functional 
Plan) are applicable to this request: 

TITLE 6: CENTERS, CORRIDORS, STATION COMMUNITIES AND MAIN STREETS 

3.07.610 Purpose 
The Regional Framework Plan (RFP) identifies Centers, Corridors, Main Streets and Station 
Communities throughout the region and recognizes them as the principal centers of urban life in the 
region. Title 6 calls for actions and investments by cities and counties, complemented by regional 
investments, to enhance this role. A regional investment is an investment in a new high-capacity transit 
line or designated a regional investment in a grant or funding program administered by Metro or 
subject to Metro's approval. 

3.07.620 Actions and Investments in Centers, Corridors, Station Communities and Main Streets 

A. In order to be eligible for a regional investment in a Center, Corridor, Station Community or Main 
Street, or a portion thereof, a city or county shall take the following actions: 
1. Establish a boundary for the Center, Corridor, Station Community or Main Street, or portion thereof, 
pursuant to subsection B; 
2. Perform an assessment of the Center, Corridor, Station Community or Main Street, or portion 
thereof pursuant to subsection C; and 
3. Adopt a plan of actions and investments to enhance the Center, Corridor, Station Community or Main 
Street, or portion thereof pursuant to subsection D. 
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Staff Response: 

A regional investment is not sought within the subject application. Therefore, these criteria are not 
applicable to the subject request. However, staff notes that adoption of the RCMU zone and application 
thereof to the subject properties can certainly be considered adoption of a "plan of actions and 
investments" that might enhance the Center. 

B. The boundaiy of a Center, Corridor, Station Community or Main Street, or portion thereof, shall: 
1. Be consistent with the general location shown in the RFP except, for a proposed new Station 
Community, be consistent with Metro's land use final order for a light rail transit project; 
2. For a Corridor with existing high-capacity transit service, include at least those segments of the 
Corridor that pass through a Regional Center or Town Center; 
3. For a Corridor designatedfor future high-capacity transit in the Regional Transportation Plan 
(RTF), include the area identified during the system expansion planning process in the RTP; and 
4. Be adopted and may be revised by the city council or county boardfollowing notice of the proposed 
boundary action to the Oregon Department of Transportation and Metro in the manner set forth in 
subsection A of section 3.07.820 of this chapter. 

Staff Response: 

The existing Clackamas Regional Center boundary is consistent with subsections (1), (2) and (3). Per 
the proposed Conditions of Approval, staff recommends support of the boundary expansion as 
delineated within the application. The boundary expansion has been noticed per the provisions of 
Section 3.07.820(A). Therefore, these criteria are satisfied by the subject request. 

C. An assessment of a Center, Corridor, Station Community or Main Street, or portion thereof, shall 
analyze the following: 
1. Physical and market conditions in the area; 
2. Physical and regulatory barriers to mixed-use, pedestrian-friendly and transit-supportive 
development in the area; 
3. The city or county development code that applies to the area to determine how the code might be 
revised to encourage mixed-use, pedestrian-friendly and transit-supportive development; 
4. Existing and potential incentives to encourage mixed-use pedestrian-friendly and transit-supportive 
development in the area; and 
[...] 

Staff Response: 

Although an assessment of the entire Center is not the subject of the application - staff notes that an 
assessment of the boundary expansion is warranted. Analysis of the physical and market conditions has 
occurred vis-a-vis this application, particularly per the Johnson Reid analysis (Exhibit 5). In addition, 
the proposed code amendments themselves in the creation of the proposed RCMU zone, coupled with 
the City's past adoption of the Clackamas Regional Center Design Area Plan have encouraged 
decreasing regulatory barriers to mixed-use, pedestrian-friendly and transit-supportive development (as 
well as providing code sections and policies that support and incentivize such concepts). Therefore, 
these criteria are supported by the subject request. 
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D. A plan of actions and investments to enhance the Center, Corridor, Station Community or Main 
Street shall consider the assessment completed under subsection C and include at least the following 
elements 
1. Actions to eliminate, overcome or reduce regulatory and other barriers to mixed-use, pedestrian-

friendly and transit-supportive development, 
2. Revisions to its comprehensive plan and land use regulations, if necessary, to allow. 
a. In Regional Centers, Town Centers, Station Communities and Main Streets, the mix and intensity of 
uses specified in section 3.07.640; and 
b. In Corridors and those Station Communities in areas shown as Industrial Area or Regionally 
Significant Industrial Area in Title 4 of this chapter, a mix and intensity of uses sufficient to support 
public transportation at the level prescribed in the RTP; 
3. Public investments and incentives to support mixed-use pedestrian-friendly and transit-supportive 
development, and 
[...] 

Staff Response: 

Although an assessment of the entire Center (per subsection C) is not the sub' ct of the applic?tion -
staff notes that an assessment of the boundary expansion is warranted. The very nature of the proposed 
R.CMU zone encourages mixed-use, pedest an-friendly and transit supportive development g'ven the 
potential densities provided for within the zone. If adopted, the creation ol7application of the RCMU 
zone to the subject properl ;s w 1 reflect a revision to the City's Comprehensive Plan and development 
code that will allow the mix and intensity of uses spe< fied n section 3.07.60 and suppon /e of public 
transportation at the level prescribed in the RTP, Therefore, these criteria are supported by the subject 
request. 

3.07.630 Eligibility Actions for Lower Mobility Standards and Trip Generation Rates 

A. A city or county is eligible to use the higher volume-to-capacity standards in Table 7 cf the 1999 
Oregon Highway Plan when considering an amendment to its comprehensive plan or land use 
regulations in a Center, Corridor, Station Community or Main Street, or portion thereof, if it has taken 
the following actions: 
1. Established a boundary pursuant to subsection B of section 3.07.620; and 
2. Adopted land use regulations to allow the mix and intensity of uses specified in section 3.07.640. 
B. A city or county is eligible for an automatic reduction of 30 percent below the vehicular trip 
generation rates reported by the Institute of Traffic Engineers when analyzing the traffic impacts, 
pursuant to OAR 660-012-0060, of a plan amendment in a Center, Corridor, Main Street or Station 
Community, or portion thereof, if it has taken the following actions. 
1. Established a boundary pursuant to subsection B of section 3.07.620, 
2. Revised its comprehensive plan and land use regulations, if necessary, to allow the mix and intensity 
of uses specified in section 3.07.640 and to prohibit new auto-dependent uses that rely principally on 
auto trips, such as gas stations, car washes and auto sales lots; and 
3. Adopted a plan to achieve the non-SOV mode share targets adopted by the city or county pursuant to 
subsections 3.08.23OA and B of the Regional Transportation Functional Plan (RTFP), that includes 
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a. Transportation system designs for streets, transit, bicycles and pedestrians consistent with Title 1 of 
the RTFP; 
b. A transportation system or demand management plan consistent with section 3.08.160 of the RTFP; 

c. A parking management program for the Center, Corridor, Station Community or Main Street, or 
portion thereof, consistent with section 3.08.4 JO of the RTFP. 

Staff Response: 

Although this section of Title 6 and the Congestion Performance Standards of the Clackamas Regional 
Center allow for lower mobility standards than for areas outside of the Regional Center, it is important 
to note that the applicant is not proposing that the City/County try to utilize said reductions in level of 
service in conjunction with the RCMU zone - but rather, is providing for mitigations (as conditioned) 
that will maintain levels of service and volume/capacity ratios required on city streets and county 
roadways. Therefore, these criteria are not applicable to the subject request. 

3.07.640 Activity Levels for Centers, Corridors, Station Communities and Main Streets 
A. Centers, Corridors, Station Communities and Main Streets need a critical number of residents and 
workers to be vibrant and successful. The following average number of residents and workers per acre 
is recommendedfor each: 
1. Central City - 250 persons 
2. Regional Centers - 60 persons 
3. Station Communities - 45 persons 
4. Corridors - 45 persons 
5. Town Centers - 40 persons 
6. Main Streets - 39 persons 

Staff Response: 

The commercial, institutional and residential densities accommodated within the proposed RCMU zone 
(and as applied within the subject properties) will accommodate the average number of 
residents/workers envisioned within a Regional Center. In addition, Condition of Approval No. 2 
requires that the required subsequent Master Plan provide the minimum 60 persons per acre. Per the 
proposed condition, this criterion is satisfied by the request. 

B. Centers, Corridors, Station Communities and Main Streets need a mix of uses to be vibrant and 
walkable. The following mix of uses is recommendedfor each: 
1. The land uses listed in State of the Centers: Investing in Our Communities, January, 2009, such as 
grocery stores and restaurants; 
2. Institutional uses, including schools, colleges, universities, hospitals, medical offices and facilities; 
3. Civic uses, including government offices open to and serving the general public, libraries, city halls 
and public spaces. 
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Staff Response: 

The list of uses within the proposed RCMU Comprehensive Plan designat jn/zor :ng cisti ;t reflects 
uses listed in the State of the Centers report and includes institutional and civic uses and pem 'tted uses. 
Therefore, these criteria are sa^sfied by the subject request. 

C. Centers, Corridors, Station Communities and Main Streets need a mix of housings types to be vibrant 
and successful. The following mix of housing types is recommendedfor each. 
1 The types of housing listed in the "needed housing" statute, ORS 197.303(1); 
2 The types of housing identified in the city's or county's housing need analysis done pursuant to ORS 
197.296 or statewide planning Goal 10 (Housing); and 
[...] 

Staff Response: 

The list of uses within the proposed RCMU Comprehensive Plan designation/zoning district reflect 
housing types including those .isted in ORS 197.303(1) and in conformance with the CLy's last 
periodic review housing needs analysis. Therefore, these criteria are satisfied by the subiect request. 

3,07.650 Centers, Corridors, Station Communities and Main Streets Map 

A. The Centers, Corridors, Station Communities and Main Streets Map is incorporated in this title and 
is Metro's official depiction of their boundaries. The map shows the boundaries established pursuant to 
this title. 
B. A city or county may revise the boundary of a Center, Corrido*-, Station Community or Main Street so 
long as the boundary is consistent with the general location on the 2040 Growth Concept Map in the 
RFP. The city or county shall provide notice of its proposed revision as prescribed in subsection B of 
section 3.07.62G. 
[• ]" 

Staff Response: 

The applicant proposes to amend the Clackamas Regional Center and per the proposed Conditions of 
Approval, the City supports said revision. The City has provided written notice of the application to 
Metro and ODOT per the requ "ements of subsecnon B. Therefore, these criteria are Satisfied. 

4. The following Land Use Policies from the City's general Comprehensive Plan Policies are 
applicable to this request: 

"Policy 4. To insure orderly development in the City of Happy Valley through formulation of growth 
management policies and guidelines which will determine that development can occur only when 
adequate levels of services andfacilities are or will be available 

Staff Response: 
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Adequate levels of services and facilities are available to support the proposed land use amendment. The 
entire subject site is within the Portland metro urban growth boundary and the Clackamas Regional 
Center Area Design Plan boundary. The Regional Center is served by urban-level facilities and utilities. 
The entire subject site (both the Clackamas County and City of Happy Valley parcels) are serviced by 
Clackamas County Fire District #1, Mt. Scott Water District #3, and Clackamas County (sewer) Service 
District # 1. Detailed plans for public facilities will be required as part of the master planning process 
that will occur before development, and plans will be subject to review by service providers. In addition 
to utilities and services mentioned above, transportation facilities are also adequate to support the 
proposed change to RCMU. Staff notes that a Traffic Impact Analysis was prepared by David Evans 
and Associates (Exhibit 3). For the purposes of analyzing the proposed plan and zone amendments, the 
currently assumed mix and density of land uses described in the Concept Plan represent a reasonable 
worst case build-out scenario under the proposed RCMU zoning. The Traffic Impact Analysis concludes 
that in all scenarios and time periods, intersection operations can be mitigated (as conditioned) so that 
City of Happy Valley, Clackamas County and ODOT performance standards can be met except for the 
following intersections: 82nd Avenue at Sunnyside Road (Midday and PM) and 82nd Avenue at 
Monterey Avenue (PM). At these intersections, additional traffic added by the proposed development 
would result in no measurable change in either V/C ratio or delay when compared with Background 
Conditions. Because conditions do not worsen over the Background, the requirements of the 
Transportation Planning Rule are met and the proposed development would have no impacts at these 
locations. Per Condition of Approval Nos. 3 and 4, this criterion has been satisfied by the subject 
request. 

Policy 5: To encourage controlled development while maintaining and enhancing the physical resources 
which make Happy Valley a desirable place to live. 

Staff Response: 

The subject site is within the Clackamas Regional Center Area Design Plan boundary, is adjacent to the 
designated Clackamas Regional Center, and currently retains the County zone designation of Office 
Commercial (OC) within the city limits due to past annexation efforts. The current OC zoning and land 
use approvals allow for a mix of office and commercial uses. The proposed RCMU zoning would allow 
for a broader mix of uses as well as a higher intensity of development. As described in the applicant's 
market analysis (Exhibit 5), "the synergy of different uses working together can increase the investment 
value and market value of the project. In a well-designed mixed-use project each use generates 
additional revenue from the other uses (i.e. office users use the on-site shopping and dining, and local 
employees are a source of additional demand for the residential space). Similarly, the uses serve as 
amenities for each other in a broader sense (i.e. uses can share parking and infrastructure, or benefit 
from exposure to the visitors and customers of the other use types)." Allowing for mixed use 
development on the subject site would make intensive use of a key location in an existing Regional 
Center, with excellent transportation access and visibility. Local residents will have a range of options 
to combine live, work and play on-site. In addition, the proposed zone new RCMU district requires a 
minimum of 600,000 square feet of office and commercial uses be provided within the City of Happy 
Valley while also allowing for residential development. The submitted conceptual development plan 
(Figure I) shows how proposed RCMU zoning could be implemented on the subject site. Therefore, 
this criterion has been satisfied by the subject request. 
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Housing Policies 
Policy 45: The City shall encourage the availability of adequate numbers of needed housing 
units at price ranges and rent levels that are commensurate with the financial capabilities of 
Oregon households and allow for flexibility of housing location, type and density. 

Staff Response: 

In addition to requiring a minimum of 600,000 square feet of office and commercial development be 
provided on the subject site, the proposed RCMU district will allow a range of housing types, including 
high-rise single-family housing and senior living units. The proposed 
RCMU district will also allow both vertical and horizontal mixed use, including housing above retail 
and retail uses mixed with office users. The RCMU district will help ensure that Happy 
Valley has adequate numbers of higher density housing units in a mixed-use area that can provide for 
the needs of those employed in the vicinity and that is easily accessed by the existing transportation 
system and transit. Therefore, this criterion has been satisfied by the subject request. 

Policy 46: The City shall provide a range of housing that includes land use districts that allow senior 
housing, assisted living and a range of multi-family housing products. This range improves housing 
choice for the elderly, young professionals, single households, families with children, and other 
household types. 

Staff Response: 

High density residential and senior housing are both allowed uses under the proposed RCMU district. 
The proposed re-designation of the parcels that are subject to this application from OC to RCMU will 
enable a mixed use development on the site, including higher density residential development than what 
would be allowed under the current OC zoning. Therefore, this criterion has been satisfied by the 
subject request. 

Policy 48: The Land Development Code will be revised to comply with the Comprehensive 
Plan to allow for changes over time as the City goals and policies change. 

Staff Response: 

The applicant is requesting changes to local land use requirements to support future development in an 
area that is adjacent and to the west of the existing Eagle Landing development. This land was part of 
the planning for a multi-phased project, first approved in 1998. The Applicant is now requesting 
amendments to the plans and codes that enabled development so that requirements can now support an 
evolved planning concept (Eagle Landing Mixed Use Development Concept Plan), reflective of current 
land use needs and market conditions. Specifically, this proposal includes modifications to Section 
16.23.010 (Commercial and Employment Districts) which establish the purpose of the new Regional 
Center Mixed Use (RCMU) zone (16.23.010.A.), permitted uses (Table 16.23.010-1), and development 
standards (Table 16.23.010-2 and 16.23.010.D). Proposed text amendments to Chapter 16.23 are 
included (above). The existing Mixed Use Employment-Neighborhood Commercial (MUE-NC) district 
is not in use anywhere in the City. At the request of Happy Valley Staff, the existing MUE-NC zone will 
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be replaced with the proposed RCMU zone and standards have been formatted to fit the existing code 
structure. Therefore, this criterion has been satisfied by the subject request. 

Land Use Element Policies 

Policy 49: To ensure orderly development in the City of Happy Valley. 

Staff Response: 
The applicant is applying concurrently to Clackamas County and the City of Happy Valley for land use 
designation and code amendments to be applied to the Eagle Landing Plan Area to ensure that it can be 
developed in the future as a coherent, well planned mixed-use development. The Applicant ultimately 
intends to implement a development concept as one planned development, at the same time meeting the 
requirements for jobs, housing, and transportation performance in both jurisdictions. Therefore, this 
criterion has been satisfied by the subject request. 

Policy 50: To locate land uses so as to take advantage of existing systems and physical features, to 
minimize development cost and to achieve compatibility and to avoid conflicts between adjoining uses. 

Staff Response: 

The applicant has submitted a conceptual plan for the Eagle Landing Plan Area that shows how allowed 
land uses and densities, as proposed in a new RCMU land use designation, can use the land to its best 
advantage. A key feature in this, a future phase of the Eagle Landing development, is the proximity to 
existing employment in Clackamas Town Center and the Kaiser Sunnyside Medical Center and the 
availability of existing transportation systems, including transit and the light rail station. The land use 
applications being reviewed by both the County and the City are intended to provide a regulatory 
framework that will result in a seamless future mixed-use development, well-integrated with existing 
uses in the vicinity. Therefore, this criterion has been satisfied by the subject request. 

Policy 5 IE: Residential land uses will be organized to form complete neighborhoods. 
Complete neighborhoods include a variety of housing types, park and open space, a definable center 
(e.g. a park or school) and edge (e.g. transportation or open space corridor), a mix of uses, and a well-
connected network of streets and pedestrian ways. The degree to which each of these characteristics is 
provided will vary with the location and context of the neighborhood. 

Staff Response: 

While not strictly a residential land use designation, the proposed RCMU zone will enable the 
development of a complete community with a variety of housing types as well as a range of commercial, 
employment and institutional uses, open space and a well-connected network of streets and pedestrian 
ways. Therefore, this criterion has been satisfied by the subject request. 

Commercial and Employment Element 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 
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development of commercial and employment uses in the Rock Creek Employment Area and in other 
areas, subject to design standards. 

Staff Response: 

The applicant is seeking the requested amendments in order to enable future development of an urban 
scale mixed use development concept next to the existing Eagle Landing development. The proposed 
RCMU district will enable residential, office, and commercial development at intensities, and through 
appropriate mixes of uses, that can complement nearby employment areas. The proposed amendments 
will encourage this desirable type of development in this area by enabling the Applicant to implement 
the Eagle Landing Mixed Use Development Concept Plan, covering approximately 32 acres in 
Clackamas County and Happy Valley. Therefore, this criterion has been satisfied by the subject request. 

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

Staff Response: 

The Eagle Landing Plan Area is uniquely suited for development at urban intensities due to its location 
near existing employment areas, its access to transit (bus and light rail), and the existence of a 
transportation system already improved with sidewalks and bike lanes. SE Stephens Road and SE 
Monterey Avenue provide access to the site and both roadways are improved to urban standards. 
Circulation internal to the site will be determined at the time of master plan approval, but the Concept 
Plan illustrates how the roadway system might function. In addition, the applicant is requesting an 
amendment to the Clackamas Regional Center Map XCRC-3 to extend the Local Street Grid designation 
on to the subject site. This designation requires "...an interconnected public or private street system that 
provides multi-modal access to all activities and uses." Therefore, this criterion has been satisfied by the 
subject request. 

5. The following Land Use Policies from the Clackamas Regional Center Area Design Plan 
(an ancillary document to the City's Comprehensive Plan) are applicable to this request: 

"CLACKAMAS REGIONAL CENTER AREA DESIGN PLAN POLICIES 

The following policies shall be applied in the Clackamas Regional Center Design Plan Area. 
LAND USE POLICIES 

I. LAND USE POLICIES GENERALL Y 

Map X-CRC-2 illustrates the Land Use Plan designations for the Clackamas Regional Center 
Design Plan Area. The following uses are allowed: 

1.0 Mixed Use 

Mixed uses shall be allowed in the Clackamas Regional Center Design Plan area in areas 
designated Commercial, High Density Residential and Regional Center High Density 

38 



Residential. A mix of uses will be required to be master planned in Planned Mixed Use 
designated areas. However, if annexed within the city limits, such mixed use areas shall be 
converted to similar City mixed use plan designations/zoning districts. 

Staff Response: 

Map X-CRC-2 is proposed to be amended to include the designation of the RCMU zone area within the 
Clackamas Regional Center Design Plan area. The proposed RCMU comprehensive plan 
designation/zoning district will accommodate residential, office, retail, institutional, and entertainment 
uses as envisioned in the Concept Plan within the city limits. The RCMU designation requ es that a 
conceptual master plan for the Eagle Landing Plan Area be prepared. The entire subject site is within the 
Eagle Landing Plan Area and thus a master plan will be rei swed by the City of Happy Valley before 
the sul> ect site can be developed. Therefore, this criterion has been satisfied by the subject request. 

2.0 Commercial 

The following primarily retail commercial designations shall be provided in the Clackamas 
Regional Center Design Plan area: Clackamas County Regional Center Commercial, Retail 
Commercial, Corridor Commercial, and Low Traffic Impact Commercial. In addition, the 
following primarily office commercial designations shall be provided in the Clackamas Regional 
Center Design Plan Area: Clackamas County Regional Center Office and Office Commercial. 
However if annexed within the city limits, such retail and office commercial areas shall be 
converted to similar City retail and office plan designations/zoning districts. 

Commercial areas within the Clackamas Regional Center Design Plan Area shall: 

2.1 Allow a mix of lana uses on the development site, 
2.2 Create a district accessible by all modes of transportation; 
2.3 Create walkable districts by providing improvements and urban design features that 

encourage and support pedestrian use; 
2.4 Allow land uses that generate pedestrian activity and transit rider ship; 
2.5 Require public or private street layouts that allow for future development of sites with 

redevelopment potential. 
2.6 Maintain and improve pedestrian connections between commercial uses, transit 

corridors, recreation areas, open space and adjacent residential areas; 
2.7 Locate all buildings to maximize access by emergency vehicles; and, 
2.8 Require Design Review for all development. 

Staff Response-

Map X-CRC-2 3 proposed to be amended to include the designation of the RCMU zone area within the 
Clackamas Re^ onal Center Der :gn Plan area and the proposed RCMU zone allows for commercial uses 
that will allow a broad mix of commercial uses within the subject properties, as well as allowing lano 
uses that generate pedestrian activity and transit ridership. The Master Plan submittal requirements of 
the RCMU zone will address the more development specific elements of these policies and Design 
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Review is required for all development beyond single-family in the city limits. Therefore, these criteria 
have been satisfied by the subject request. 

3.0 Multifamily Residential 

The following primarily multifamily residential designations shall be provided in the Clackamas 
Regional Center Design Plan area: Clackamas County Regional Center High Density 
Residential, High Density Residential, Medium High Density Residential, and Medium Density 
Residential. However, if annexed within the city limits, such multifamily areas shall be 
converted to similar City multifamily residential plan designations/zoning districts. 

Multifamily areas within the Clackamas Regional Center Design Plan Area shall: 

3.1 Establish minimum densities to help meet local and regional housing needs; 
3.2 Provide for multifamily residential uses within walking distance ofpublic transportation, 

parks, schools, employment areas and local shopping areas; 
3.3 Create walkable districts by providing improvements and urban design features that 

encourage and support pedestrian use; 
3.4 Locate all buildings to maximize access by emergency vehicles; and, 
3.5 Require design review for all development. 

[...] 

Staff Response: 

Map X-CRC-2 is proposed to be amended to include the designation of the RCMU zone area within the 
Clackamas Regional Center Design Plan area and the proposed RCMU zone allows for multi-family 
residential development. The City requires minimum residential densities within 
subdivisions/PUD's/Master Plans. The Master Plan submittal requirements of the RCMU zone will 
address the more development specific elements of these policies and Design Review is required for all 
development beyond single-family in the city limits. Therefore, these criteria have been satisfied by the 
subject request. 

II. LAND USE POLICIES FOR THE CLA CKAMAS REGIONAL CENTER DESIGN TYPE AREA 

1.0 Within the Regional Center boundary shown on Map CRC-1, areas shall be planned to: 
1.1 Provide for high intensity development to accommodate projected regional increases in 

housing and employment, including mixed use development; 
1.2 Provide for and capitalize on high quality transit service; 
1.3 Allow for a mix of land uses to support public transportation and bicycle and pedestrian 

usage; 
1.4 Provide for the open space and recreation needs of residents and employees of the area; 

and, 
1.5 Support a multi-modal street network. 
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Staff Response: 

As illustrated by the Concept Plan, the requested plan amendment will allow for a high intensity mix of 
residential, employment, and public uses projecting ratios of 2.5 people per residential unit and one 
person per 350-500 square feet for employment development. These uses and intensities would be 
permitted by the RCMU designation that is proposed for the subject site. 

The subject site area will be well served by existing and planned transit. Two bus routes serve the area 
of the subject site, and eight bus lines currently serve the CTC Transit Center and the Clackamas Town 
Center. Light rail service runs along 1-205 between Clackamas Town Center and Gateway, and the 
South Corridor Project includes plans for light rail from Milwaukie, south of the subject site, to 
Portland. The current Clackamas Regional Center Area Design Plan, Map X-CRC-6, shows a transit 
network that extends into the proposed development area. Transit service includes frequent bus and 
primary bus services on Monterey Avenue, a conceptual loop transit, and a regional rapid bus that would 
parallel 1-205. A park & ride facility shown on Map X-CRC-6 at Monterey Avenue has already been 
constructed on the other side (west side) of 1-205. 

By enabling compact development, the proposed amendments support the recreational needs of residents 
and employees as well as the multimodal street network. The Concept Plan includes a pedestrian mall. 
The roadway network illustrated in the Concept Plan provides connections through the subject site and 
at the very least will provide pedestrian and bicycle facilities as required by the County and City 
according to the functional classifications of the roadways, if not enhanced facilities detailed in a master 
plan. The Concept Plan includes several public plazas and open space. The open space will help serve 
stormwater and public facilities purposes. The Master Plan submittal requirements of the RCMU zone 
will address the more development specific elements of these policies and Design Review is required for 
all development beyond single-family in the city limits. Therefore, these criteria have been satisfied by 
the subject request. 

2.0 Planned Mixed Use 

The Clackamas County Planned Mixed Use designation and similar City of Happy Valley districts 
allows for master planning and development on key opportunity sites in areas designatedfor mixed use 
on the Region 2040 Growth Concept map. Generally, because of size, location, good access, and 
proximity to supportive land uses and existing or planned transportation improvements, these sites can 
accommodate more growth than other areas and sites within the plan boundary. 

2.1 Create an area with a mix of land uses, both within the site itself (mix of uses) and within 
buildings (mixed uses), which: 

a. Provide for high employment and residential densities that support use of public 
transportation. 

b. Protect key natural features. 
c. Provide for essential public facilities and services, including parks and public spaces. 
d. Are accessible by all modes of transportation; 
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Staff Response: 

The Eagle Landing Plan Area is within the existing Clackamas Regional Center Design Plan Boundary 
and partially within the current Regional Center Boundary. It is currently designated primarily for office 
and commercial uses. Amending the Regional Center Boundary to include the entire site and rezoning 
the site to RCMU would allow a greater mix of uses than are allowed within the current OC designation. 

The proposed RCMU district will accommodate the unique development opportunities of the Concept 
Plan. Preliminary development concepts identify an urban scale, mixed use center with an estimated 
2,000,000 square feet of development in the Concept Plan area and roughly half of this on the subject 
site. The plan includes residential, office, retail, religious, and entertainment uses in a single district. 

The RCMU zoning allows a range of housing types including high-rise condominium housing and 
senior living units for purchase and lease. The Concept Plan envisions both vertical and horizontal mix 
of use, with housing above retail and retail uses mixed with office uses. The planned mix of uses results 
in an overall density of 157 persons per gross acre for the Eagle Landing Plan Area. In addition, 
Condition of Approval No. 2 requires that the required subsequent Master Plan provide the minimum 60 
persons per acre. Per the proposed condition, these criteria have been satisfied by the subject request. 

2.2 Establish through zoning, required and allowed land uses, transportation improvements, 
and design standards that encourage and support pedestrian-oriented streets, buildings 
and public places. Apply specific requirements to specific Clackamas County Planned 
Mixed Use sites or future applicable City of Happy Valley sites through zoning; and, 

Staff Response: 

The purposes of the RCMU designation include to: "provide for urban development within the 
boundaries of the Clackamas Regional Center. A wide range of uses is permitted within the district. 
The district is intended to create a quantifiable sustainable mixed use area with high employment and 
housing densities, structured parking, and significant amenities in an urban design that is accessible by a 
range of transportation modes. To ensure that the mix of uses and urban form are consistent with the 
objectives of the district, master plan approval is required prior to development." As written, the RCMU 
district is intended to implement the planned mixed use policies of the Clackamas Regional Center Area 
Design Plan. Therefore, this criterion has been satisfied by the subject request. 

2.3 Apply the Clackamas County Planned Mixed Use designation or applicable City of 
Happy Valley development district within the Regional Center as shown on Map X-CRC-
1. 

Staff Response: 

The subject site is within the existing Clackamas Regional Center Design Plan Boundary and partially 
within the current Regional Center Boundary. The applicant is requesting to amend Map X-CRC-1 to 
include the entire site within the Regional Center. As written, the RCMU district is intended to 
implement the planned mixed use policies of the Clackamas Regional Center Area Design Plan. 
Therefore, this criterion has been satisfied by the subject request. 
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3.0 Regional Center Office 

3.1 Apply the Clackamas County Regional Center Office designation or applicable City of 
Happy Valley development district within the Regional Center boundary shown on Map 
X-CRC-1 to: 

a. Areas with an historical commitment to office use. 
b. Areas served by high capacity transit service. 
c. Areas with high visibility from a freeway. 
d. Areas generally within 'A mile of a freeway interchange; 
3.2 Provide support services for office development; 
3.3 Limit retail uses in order to maximize the land available for office uses and to provide for 

the highest employment density in the Regional Center. 
3.4 Require a minimum density to help meet regional employment needs, support public 

transportation and use land more efficiently; 
3.5 Create walkable districts within the regional center with improvements, urban design 

features, and urban design standards that encourage and support pedestrian use; and, 
3.6 Require master plans of large sites to allow for future development of sites with 

redevelopment potential. 

Staff Response: 

The Eagle Landing Plan Area is within the existing Clackamas Regional Center Design Plan Boundary 
and partially within the current Regional Center Boundary. It is currently designated primarily for office 
and commercial uses. Amending the Regional Center Boundary to include the entire site and rezoning 
the site to RCMU would allow a greater mix of uses than are allowed within the current OC designation 
and includes office uses. 

Although the proposed RCMU zone does not provide for a minimum office employment density or have 
specific limits to retail development, the RCMU zone does require a minimum of 600,000 square feet of 
commercial development within the subject properties area, the total square footage of which would be 
very unlikely to accommodate significant portions of non-office uses. Further, the Master Plan 
submittal requirements of the RCMU zone will address the more development specific elements of these 
policies and Master Plan approval is required by the RCMU district. In addition, Condition of Approval 
No. 2 requires that the required subsequent Master Plan provide the minimum 60 persons per acre. Per 
the proposed condition, these criteria have been satisfied by the subject request. 

4.0 Regional Center High Density Residential 

Within the adopted Regional Center boundary, designate areas suitable for the highest density 
mult ¡family uses as Clackamas County Regional Center High Density Residential or applicable City of 
Happy Valley high density residential development districts. 

4.1 Determine the density of development through zoning; 
4.2 Provide for multifamily residential uses within walking distance ofpublic transportation, 

parks, schools, employment areas and local shopping areas; and, 
4.3 Allow for a mix of land uses provided the minimum residential density is achievedfor the 
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entire development site prior to or concurrent with establishment of other allowed uses. 

Staff Response: 

The RCMU zoning allows a range of housing types including high-rise condominium housing and 
senior living units for purchase and lease. The Concept Plan envisions both vertical and horizontal mix 
of use, with housing above retail and retail uses mixed with office uses. The planned mix of uses results 
in an overall density of 157 persons per gross acre for the Eagle Landing Plan Area. In addition, 
Condition of Approval No. 2 requires that the required subsequent Master Plan provide the minimum 60 
persons per acre. Per the proposed condition, these criteria have been satisfied by the subject request. 

5.0 Regional Center Commercial 

Apply the Clackamas County Regional Center Commercial zone or applicable City of Happy Valley 
commercial development districts to areas with an historic commitment to commercial uses within the 
adopted Regional Center boundary as shown on Map X-CRC-1. 

5.1 Provide areas for regional and local shopping; 
5.2 Require a minimum floor area ratio to help meet regional employment needs, support 

public transportation and use land more efficiently; and, 
5.3 Create walkable districts within the regional center with improvements, urban design 

features, and urban design standards that encourage and support pedestrian use; 

Staff Response: 

The proposed RCMU zone provides for regional and local shopping opportunities and includes a 
minimum floor area ratio. Further, the Master Plan submittal requirements of the RCMU zone will 
address the more development specific elements of these policies and Master Plan approval is required 
by the RCMU district. In addition, Condition of Approval No. 2 requires that the required subsequent 
Master Plan provide the minimum 60 persons per acre. Per the proposed condition, these criteria have 
been satisfied by the subject request. 

6.0 Amendments to the Clackamas Regional Center Boundary 

The Clackamas Regional Center boundary may be amended to include property within the Clackamas 
Regional Center and within the City of Happy Valley when all of the following criteria are met: 

6.1 The property is contiguous to the Clackamas Regional Center boundary; 
6.2 The area is, or is planned to be, a focus of compact, high density development with a mix 

of uses; 
6.3 The area has, or is planned to have, high quality transit service, and a multi-modal street 

network; and, 
6.4 The area has, or is planned to have; a density of 60 persons per acre on lands developed 

or planned to be developed (not including open space, parks, plazas or natural areas). 
[...] 
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Staff Response: 

The subject site is within the existing Clackamas Regional Center Design Plan Boundary and contiguous 
to the current Regional Center Boundary. The RCMU zone enables a compact, high density 
development with a mix of uses as illustrated by the Concept Plan. The Concept Plan proposes both a 
vertical and horizontal mix of uses. The uses include senior housing, condominiums, office, retail, 
including hotel and athletic facility, a church, and a convention/community center. As illustrated, the 
density of housing and employment is approximately 157 persons per acre. 

The future CRC transit network is contained in Map X-CRC-6. The plan shows frequent bus service, 10-
minute frequency on Monterey; primary bus service, 15-minute frequency, on Sunnyside Road; and a 
loop shuttle on Stevens and Monterey connecting to the CRC and park and ride facility at Monterey. The 
park and ride facility has already been constructed across 1-205, west of the subject site, and thus the 
Applicant is also requesting a correction to Map X-CRC-6 to reflect that. Specifics on existing transit 
services are contained in the Traffic Impact Analysis, Section 3.2 Transit Facilities (see Exhibit 3). 

The roadway network shown in the Concept Plan connects the subject site to surrounding areas. The 
plan also shows several plazas and pedestrian connections through proposed conceptual development. 
Master planning for the site will need to demonstrate that the roadways provide adequate pedestrian and 
bicycle facilities pursuant to adopted standards based on roadway functional classification or other 
Clackamas County and City of Happy Valley approval criteria. In addition, Condition of Approval No. 2 
requires that the required subsequent Master Plan provide the minimum 60 persons per acre. Per the 
proposed condition, these criteria have been satisfied by the subject request. 

TRANSPORTATION POLICIES 

X. ROADS AND STREETS SYSTEM POLICIES 

4.0 Congestion Performance Standards. 

4.1 Congestion Performance Standards for portions of 82nd Avenue and Sunnyside Road 
located within the Regional Center boundary shall be as follows: 

CONGESTION PERFORMANCE STANDARDS (Level of Service) 

Preferred Operating 
Standard 

Acceptable Operating 
Standard 

Exceeds Deficiency 
Threshold 

id-Day one-
hour 

C or better E F or worse 

Peak two-hour E first hour 
E second hour 

F first hour 
E second hour 

F first hour 
F second hour 

4.2 Congestion Performance Standards for portions of 82nd Avenue, Sunnyside Road and 
Johnson Creek Boulevard located within the Clackamas Regional Center Design Plan 
Area and outside the Regional Center boundary shall be as follows: 
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CONGESTION PERFORMANCE STANDARDS (Level of Service) 

Preferred Operating 
Standard 

Acceptable Operating 
Standard 

Exceeds Deficiency 
Threshold 

Mid-Day one-
hour 

C or better D E or worse 

Peak two-hour E first hour 
D second hour 

E first hour 
E second hour 

F first hour 
E second hour 

Congestion Performance Standards for City street sections located east of the Regional 
Center boundary, yet within the Clackamas Regional Center Design Plan Area shall be 
as follows: 

CONGESTION PERFORMANCE STANDARDS (Level of Service) 

Preferred Operating 
Standard 

Acceptable Operating 
Standard 

Exceeds Deficiency 
Threshold 

Mid-Day one-
hour 

C or better D E or worse 

Peak-hour D 
0.9 v/c ratio 

E 
0.95 v/c ratio 

F 
>0.95 v/c ratio 

5.0 Coordinate with Clackamas County to monitor transportation conditions in the 82nd 

Avenue Corridor to determine if Comprehensive Plan strategies are contributing to the 
attainment of congestion performance standards as identified in Policy 4.0 and 5.0 
above. 

Staff Response: 

The congestion performance standards for city streets are not exceeded by the proposal, as demonstrated 
within the Traffic Impact Analysis (Exhibit 3). In addition, staff notes that the applicant is not 
proposing to utilize the Level of Service "F" (in the first hour) for the affected County roadways, but 
rather, identifies mitigation improvements that maintain a Level of Service E. Therefore, these criteria 
are satisfied by the subject request. 

6.0 Provide for roadway and infrastructure improvements sufficient to support minimum 
planned development intensity and density. 

7.0 The Clackamas Regional Center Plan includes transportation and infrastructure 
planning that identifies certain needed roadway and infrastructure improvements 
necessary to support future development in the Clackamas Regional Center. 

8.0 These improvements, in conjunction with frontage improvements normally and legally 
exacted concurrent with development, are sufficient to support the minimum planned 
development intensity and density within the Regional Center. Developers in the 
Regional Center are entitled to rely on the improvements that are listed as funded in the 
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Five (5) Year Capita1 Improvement Plan, as if they are already in place when submitting 
a master plan at the minimum densities andfor approval of each phase of a multi-phase 
development project. 

9.0 Amendments to the City's Comprehensive Plan Map/Zoning Map for any properties 
located within the city limits within the Clackamas Regional Center shall not be 
authorized unless it is demonstrated that the improvements described in Policy 7.1 and 
7.2 will remain adequate to support planned development intensity and density for the 
Clackamas Regional Center. 

[...] 

Staff Response: 

The relevant projects listed in the Clackamas County CIP (including the Monterey Avenue 
improvements between 82nd Avenue and 92nd Avenue and the Sunnyside Road improvements) have all 
been completed. For the purposes of analyzing the proposed plan and zone amendments in the Traffic 
Impact Analysis, the currently assumed mix and density of land uses described in the Concept Plan 
represent a reasonable worst case build-out scenario under the proposed RCMU zoning. 

The Traffic Impact Analysis (Exhibit 3) concludes that in all scenarios and time periods, intersection 
operations can be mitigated so that City of Happy Valley, Clackamas County and ODOT performance 
standards can be met except for the following intersections: 

- 82nd Avenue at Sunnyside Road (Midday and PM), 
82nd Avenue at Monterey Avenue (PM), 

At these intersections, additional traffic added by the proposed development would result in no 
measurable change in either V/C ratio or delay when compared with Background Conditions. Because 
conditions do not worsen over the Background, the requirements of the Transportation Planning Rule 
are met and the proposed development would have no impacts at these locations. 

There are existing 12-inch water lines in SE Monterey Avenue and SE Stephens Road. There is a 12-
inch line from SE Stephens Road to tax lot T1 S R2E 33DB 400. Sunrise Water Authority is the water 
provider and Clackamas County Service District #1 is the sewer provider. Per Conditions of Approval 
Nos. 3 and 4, these criteria are satisfied by the subject request. 

HOUSING 

ATI. HOUSING POLICIES 

The following policies apply to the Clackamas Regional Center Design Plan Area: 

1.0 Provide for a range and variety of housing types (size and density) and variety of 
ownership and rental opportunities, in a range of prices. 

2.0 Encourage housing opportunities for employees in the Clackamas Regional Center 
Design Plan Area by investigating partnerships to develop housing for workers in the 
area. 
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3.0 Replace housing capacity lost in the study area by future Comprehensive Plan 
Map/Zoning Map changes. Any application for a change to the City's Comprehensive 
Plan Map/Zoning Map within the Clackamas Regional Center Design Plan Area will be 
accompanied by a demonstration of how an equal amount of housing capacity is replaced 
on another site, or constructed on the site as part of a mixed use development, to be 
heated within the Clackamas Regional Center Design Plan Area. 

3.1 The purpose of this policy is to maintain the potential for the amount of housing 
identified in the Clackamas Regional Center Area Plan; 

3.2 This policy would apply to plan or zone changes made subsequent to adoption of 
this Supplemental Plan, 

3.3 This policy would apply to quasi-judicial changes from residential to a non-
residential use, 

3.4 Replacement housing capacity could be located anywhere within the Clackamas 
Regional Center Design Plan Area; and, 

3.5 Approval of a design review application and any other applicable land use permit 
for the required amount of replacement housing on a site in a commercial or 
office district, not including Clackamas County PMU or similarly zoned Happy 
Valley sites, will meet the requirements of Policy 3 0. " 

Staff Response; 

The RCMU district allows for a range of housing types, including high-rise single-tamily and senior 
living units. It will also allow both vertical and horizontal mixed use including housing above retai' and 
retail uses mixed with office users. The RCMU zone will help ensure that Happy Valley has adequate 
numbers of higher density hous "g units ti a mixed-use area that can prov e for the needs of those 
employed in the vicinity and that is easily accessed by the exit ing transportal >n system and trans.,. 
In add tion, the RCMU zone enables a compact, nigh density development with a mix of uses. The 
Concept Plan includes 865 units of senior living housing and condominiums, as well as office, retail» 
and institutional uses. Much of tl s housing will be available to workers in the Regional Center area. 
Finally, the current zoning on the subject site is Office Commercial. Therefore there s no poten al loss 
of housing capacity with the amendment of the subject properties to the proposed RCMU zone 
Therefore; these criteria are satisfied by the subject request 

6. 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 District Map and Text 
Amendments 
[...] 
16.61 040 Type III Procedure (Quasi-Judicial). 
A. Type III decisions apply to all quasi-judicial decisions and include, but are not limited to: non-
expedited annexations; property owner or developer initiated comprehensive plan map/land use district 
map amendments or text amendments; design review II; Class B home occupation permits, Class C 
variances, major modifications, master plans; planned unit developments; expedited and non-expedited 
subdivisions, and conditional use permits With the exception of expedited annexations and Master 
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Plans over 20 acres in size combined with comprehensive plan map/land use district map amendments, 
the public hearing and land use decision for these applications occur before the Planning Commission. 
Expedited annexations are processed as an ordinance pursuant to Chapter eight of the City's Charter, 
effective January 1, 2001. The fined decision shall occur before the City Council. The City Council shall 
be the only local review authority, and shall decide to approve, approve with conditions or deny 
expedited annexation requests. Master plans that are paired with comprehensive plan map/land use 
district map amendments over 20 acres in size receive a recommendation from the Planning 
Commission to the City Council, the City Council shall be the final review authority. 

Staff Response: 

The property owner (Veritas Investment Company, LLC) is initiating a comprehensive plan map/land 
use district map amendment and a text amendment. In accordance with Section 16.61.040 Type III 
Procedure (Quasi-Judicial), both of these applications are reviewed through a Type III quasi-judicial 
procedure. Per this permit process, this criterion is satisfied. 

16.61.060 General Provisions (I) (22). Prior Conditions of Land Use Approvals. 
a. Incorporating Prior Conditions of Land Use Actions. Over time, there are instances when uses or 
development previously approved with conditions are subject to new zoning regulations. This may result 
from a change of the content of zoning regulations or from legislative zone changes including 
annexation rezonings. This subsection addresses situations where a use or development was approved 
with conditions as a part of a land use or limited land use review under zoning regulations that no 
longer apply to the site. The regulations stated below apply to all prior conditions of approval unless the 
conditions of approval or the ordinance adopting the conditions specifically refer to the situations 
outlined below and provide for the continuance of the conditions. In that instance, the conditions of 
approval will continue to apply. 
b. Zone Changes. If a site is subject to conditions as the result of a zone change, the conditions continue 
to apply if the site is rezoned to a comparable zone as part of an annexation rezoning or as part of a 
legislative remapping. 
c. Conditional Uses. 
i. An Allowed Conditional Use. If a use was an approved conditional use under the prior regulations, 
and is a conditional use under the new regulations pertaining to the site, any conditions of approval 
shall continue to apply. 
ii. Use Allowed Outright. If the use is a permitted use, the conditions of approval shall continue to apply. 
iii. Use No Longer Allowed. If the use was a conditional use without an expiration date and is no longer 
allowed, it becomes a nonconforming use under the new regulations, and shall continue to meet the 
conditions, as well as the nonconforming use regulations. 

Staff Response: 

In 1998, Clackamas County approved a comprehensive plan and zone change on approximately 60 
acres that was then occupied by the Top O' Scott Golf Course for a mixed use development known as 
Eagle Landing. 
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When the City of Happy Valley annexed portions of the Eagle Landing project, it adopted Clackamas 
County's conditions of approval as Chapter 16.36 of the Development Code. Chapter 16.36 covers a 
larger planning area including Phase IA, Phase IB and Phase II. Phase II was developed under the Mt. 
Scott Village Planned Unit Development (PUD) approved by Clackamas County. The focus of this 
application is one portion of Phase I A. In parallel with this quasi-judicial application, the City of Happy 
Valley is initiating a legislative amendment to delete Chapter 16.36 from the Development Code. 
Therefore, these criteria are satisfied by the subject request. 

16.61.080 Neighborhood Meetings. 
Applicants filing Type II or Type III applications are encouraged to meet with adjacent property owners 
and neighborhood representatives prior to submitting their application to the City in order to solicit 
input and exchange information about the proposed development. Applicants are encouraged to hold a 
neighborhood meeting with a recognized neighborhood or community organization. If no organization 
exists, then the applicant may hold a meeting with adjacent property owners who will receive public 
notice (a minimum 300ft. radius from subject property.) 

Staff Response: 

The Applicant has held a number of meetings with the community, most recently a community-wide 
town hall meeting was held on March 21, 2011. An invitation was mailed to surrounding neighbors. 
Approximately 300 community members attended this meeting. The Sunnyside CPO and Southgate 
Milwaukee CPO were also both invited and attended. In addition, the Applicant has participated in 
regular meetings with Sunnyside CPO over the last three years. Meeting dates with the community 
include: March 21, 2011, January 30, 2011, January 31, 2010, January 25, 2009, September 14, 2008, 
June 6, 2008, March 2, 2008, January 27, 2008, November 18, 2007, May 6, 2007, March, 2007, and 
January 14, 2007. Therefore, this criterion is satisfied by the subject request. 

16.61.090 Traffic Impact Studies 
The purpose of this section of the code is to assist in determining which road authorities participate in 
land use decisions, and to implement Section 660-012-0045 (2) (e) of the State Transportation Planning 
Rule that requires the City to adopt a process to apply conditions to development proposals in order to 
minimize impacts and protect transportation facilities. This chapter establishes the standards for when a 
proposal must be reviewed for potential traffic impacts; when a Traffic Impact Study must be submitted 
with a development application in order to determine whether conditions are needed to minimize 
impacts to and protect transportation facilities; what must be in a Traffic Impact Study; and who is 
qualified to prepare the Study. 
A. When a Traffic Impact Study is Required. The City or other road authority with jurisdiction may 
require a Traffic Impact Study (TIS) as part of an application for development, a change in use, or a 
change in access. A TIS shall be required when a land use application involves one or more of the 
following actions: 
1. A change in zoning or a plan amendment designation; 
2. Any proposed development or land use action that a road authority states may have operational or 
safety concerns along its facility(ies); 
3. An increase in site traffic volume generation. Increase in site traffic volume generation shall be 
subject to the City's Transportation Impact Study Guidelines; 
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4 An increase in peak hour volume of a particular movement to andfrom the State highway by 20 
percent or more; 
5 An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross vehicle weights 
by ten vehicles or more per day, 
6, The location of the access driveway does not meet minimum sight distance requirements, or is located 
where vehicles entering or leaving the property are restricted, or such vehicles queue or hesitate on the 
State highway, creating a safety hazard; and, 
7. A change in internal traffic patterns that may cause safety problems, such as back up onto a street or 
greater potential for traffic accidents. 
B. Traffic Impact Study Preparation. A Traffic Impact Study shall be prepared by a professional 
engineer in accordance with the requirements of the road authority. If the road authority is the Oregon 
Department of Transportation (ODOT), consult ODOT's regional development review planner and OAR 
734-051-180. 

Staff Response: 

A full Traffic Impact Analysis was prepared by David Evans and Associates (Exhibit 3). For the 
purposes of analyzing the proposed plan and zone amendments, the currently assumed PII A and den^ty 
of land uses described in the Concept Plan represent a reasonable worst case build-out scenario under 
the proposed RCMU zoning. The Traffic Impact Analysis concludes that I all scenai )s and time 
periods, intersection operations can be mitigated so that City of Happy Valley, Clackamas County and 
ODOT performance standards can be met except for the following intersections 
• 82nd Avenue at Sunnyside Road (Midday and PM), 
• 82nd Avenue at Monterey Avenue (PM), 
At these intersections, additional traffic added by the proposed development would result in no 
measurable change in f ' her V/C ra "<o or delay when compared w h Background Conditions. Because 
conditions do not worsen over the Background, the requirements of the Transportation Planning Rule 
are met and the proposed development would have no impacts at these locations. Per Condif ins of 
Approval Nos. 3 and 4, these criteria are satisfied by the sub ct request 

Chapter 16.67 Comprehensive Plan Map, Specific Area Plans, and Land L'se District Map and 
Text Amendments 

[...] 
16,67 015 Initiation of a plan amendment. 
A. Any change in the text, map or implementing ordinances of adopted Happy Valley land use 
regulations may be initiated by the city, any resident of the city, property owners or authorized agent. A 
change in the text may be initiated by as few as one person desiring a revision in the wording, scope, 
direction or organization of the plan. A change in the map which involves properties and/or district 
boundaries must be initiated by at least seventy-five percent (75%) of the property owners or authorized 
agents who own or represent at least seventy-five (75 '<) percent of the land area involved in the petition 
of change, which must correspond to a logically defined neighborhood or block of multiple properties, 
or include a single parcel of such size as to merit consideration as a future neighborhood if approved as 
part of a future subdivision or planned unit development application. The city may, for the purposes of 
revising or updating plans to comply with statewide goals, legal guidelines or other necessary criteria, 
initiate a change in the map or text of any plan and this land development title at any time. 
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Staff Response: 

As described above, the Applicant requests the text and map amendments as follows: Text Amendments 
to the City of Happy Valley Development Code, Section 16.23.010 (Mixed Use Commercial and 
Employment Districts) to create a new Regional Center Mixed Use (RCMU) zone; Text Amendments to 
the City of Happy Valley Development Code, Table 16.67.070-1 to address the future annexation of 
land zoned PMU-6; Map Amendments to the Clackamas Regional Center Area Design Plan to Expand 
CRC Boundary; and Map Amendments to the Comprehensive Plan/Zoning Plan Map to apply the new 
RCMU zone to the applicant's property. The Applicant is the property owner of 100% of the properties 
affected by the amendments requested in this application. In addition, the City seeks removal of Chapter 
16.36. Therefore, this criterion is satisfied by the subject request. 

B. Amendments to the land development code. An amendment to any chapter or section of this title for 
the purpose of adding or deleting words or subjects, broadening or narrowing scope, providing 
direction, clarification or improvement of the development code may be initiated by any person or 
persons, including the city itself. See sections 17.67.020 and 16.67.030 of this chapter. 

Staff Response: 

The Applicant is initiating a text amendment to the City of Happy Valley's development code. 
Specifically, the Applicant is requesting amendments to the City of Happy Valley Development Code, 
Section 16.23.010 (Mixed Use Commercial and Employment Districts) to create a new Regional Center 
Mixed Use (RCMU) zone; and, the City of Happy Valley Development Code, Table 16.67.070-1 to 
address the annexation of land zoned PMU-6. In addition, the City seeks removal of Chapter 16.36. 
Therefore, this criterion is satisfied by the subject request. 

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

Staff Response: 
The legislative portion of the subject request (Development Code Text Amendments has been processed 
as a Type IV decision. Therefore, this criterion is satisfied. 

16.67.030 Quasi-Judicial Amendments 
A. Applicability of Quasi-Judicial Amendments. Quasi-judicial amendments are those that involve the 
application of adopted policy to a specific development application or Code revision, and not the 
adoption of new policy (i.e., through legislative decisions). Quasi-judicial comprehensive plan 
map/district map amendments shall follow the Type III procedure, as governed by Section 16.61.040, 
using standards of approval in Subsection 16.67.030.C. The approval authority shall be as follows: 
1. The Planning Commission shall be the review authority for comprehensive plan map/land use district 
map amendments paired with Master Plans under 20 acres in size; 
2. The Planning Commission shall make a recommendation to the City Council on an application for all 
other comprehensive plan map/land use district plan map amendments. The City Council shall decide 
such applications. 
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3. The City Council shall be the review authority for annexations that involve the legislative conversion 
of existing Clackamas County comprehensive plan designations/zoning districts to City comprehensive 
plan designation/zoning districts, per the provisions of Section 16.67.070. 

Staff Response: 

The property owner is litiating a comprehensive plan map/land use district map amendment and a text 
amendment. In accordance with Section 16.61.040 Type III Procedure (Quas Judicial), both of these 
appl ations are rev ;wed through a Type III quasi-judicial procedure 

B. Filing requirements. 
1 In order to have a complete application for any proposed text amendment, the applicant shall submit 
a. The necessary application forms, and a narrative addressing applicable comprehensive plan 
objectives and policies, as well as the review criteria within Section 16.40.041. 
2. In order to have a complete application for a proposed comprehensive plan map/zoning map or 
specific area map amendment, the applicant shall submit: 
a. The necessary application forms, and a narrative addressing applicable Comprehensive Plan goals 
and policies, as well as the review criteria within Section 16.61.040. 
b. A conceptual development plan illustrating a proposed street system, lot pattern, neighborhood 
circulation plan within a five hundred (500) foot radius of the subject site, and any natural resource or 
steep slopes areas, 
c. A traffic study prepared by a professional, Oregon-licensed traffic engineer. If a master plan that 
requires a full traffic impact analysis is required for a comprehensive plan map amendment/land use 
district map, a subsequent master plan may satisfy this provision, as determined by the Planning 
Official. 

Staff Response: 

This appl.jal )n s for both a text amendment and a map amendment. Narrative addressing the review 
c :te "a for both the text and map amendments ; included in tl s application as outlined below The 
Conceptual Development Plan is included within Exhibit 1 and the Traffic Impact Analysis within 
ExhiO. 3. Therefore, these ci..eria are satisfied by the subject request. 

C. Cr\ m for Quasi-Judicial Amendments. A recommendation or a decision to approve, approve with 
conditions or to deny an application for a quasi-judicial amendment shall be based on all of the 
following criteria. 

1. Approval of the request is consistent with the Statewide Planning Goals, 

Staff Response: 
A1 inding of Fact addreson.g consistency with the Statewide Planning Goals is included, above. 
Therefore, this criterion is satisfied. 

2. Approval of the request is consistent with the applicable Goals and Policies of the City's 
Comprehensive Plan; 
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Staff Response: 

A Finding of Fact addressing consistency with the Goals and Policies of the City's Comprehensive Plan 
is included, above. Therefore, this criterion is satisfied. 
3. The property and affected area is presently provided with adequate public facilities, services and 

transportation networks to support the use, or such facilities, services and transportation networks are 
planned to be provided in the planning period; and 

Staff Response: 

The subject site is within the Portland Metro UGB and the Clackamas Regional Center Area Design 
Plan boundary, and a portion of the Eagle Landing Plan Area is currently within the designated 
Clackamas Regional Center (CRC) boundary. The regional center is served by urban-level facilities and 
utilities. The subject site is served by Clackamas County Fire District #1, Mt. Scott Water District #3, 
and Clackamas County (sewer) Service District #1. 

A Traffic Impact Analysis was prepared by David Evans and Associates and is included as Exhibit 3. 
For the purposes of analyzing the proposed plan and zone amendments, the currently assumed mix and 
density of land uses described in the Concept Plan represent a reasonable worst case build-out scenario 
under the proposed RCMU zoning. The Traffic Impact Analysis concludes that in all scenarios and time 
periods, intersection operations can be mitigated so that City of Happy Valley, Clackamas County and 
ODOT performance standards can be met except for the following intersections: 
• 82nd Avenue at Sunnyside Road (Midday and PM), 
• 82nd Avenue at Monterey Avenue (PM), 
At these intersections, additional traffic added by the proposed development would result in no 
measurable change in either V/C ratio or delay when compared with Background Conditions. Because 
conditions do not worsen over the Background, the requirements of the Transportation Planning Rule 
are met and the proposed development would have no impacts at these locations. 

Detailed plans for transportation and public facilities will be required as part of the master planning 
process that will occur before development, and detailed plans will be subject to Clackamas County and 
City of Happy Valley road standards or other criteria that the jurisdictions specify. Per Conditions of 
Approval Nos. 3 and 4, this criterion is satisfied by the subject request. 

4. The change is in the public interest with regard to neighborhood or community conditions, or corrects 
a mistake or inconsistency in the comprehensive plan or land use district map regarding the property 
which is the subject of the application; and 

Staff Response: 

The proposed changes to the text and map are in the public interest with regard to both neighborhood 
and community conditions. Functionally, the subject site is part of the greater Clackamas Town Center 
area which serves as a regional hub for retail and employment. Located adjacent to the 1-205 freeway, 
with its regional access and visibility, the subject site is very well suited to regional mixed use 
development. The subject site area is also well served by existing and planned transit. Two bus routes 
serve the area of the subject site, and eight bus lines currently serve the CTC Transit Center and the 
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Clackamas Town Center. Light rail service runs along 1-205 between Clackamas Town Center and 
Gateway, and the South Corridor Project includes plans for light rail from Milwaukie, south of the 
subject site, to Portland. It would be difficult to re-create the mixed use advantages of this site 
elsewhere in the current boundaries of the City of Happy Valley. Sites of this size, with this level of 
accessibility and visibility, are very rare in the East Metro trade area. 

The purpose of the proposed new Regional center mixed use (RCMU) district is to "...provide for urban 
development within the boundaries of the Clackamas Regional Center (CRC)." A wide range of uses is 
permitted within the district. The district is intended to create a quantifiable sustainable mixed use area 
with high employment and housing densities, structured parking, and significant amenities in an urban 
design that is accessible by a range of transportation modes. To ensure that the mix of uses and urban 
form are consistent with the objectives of the district, master plan approval is required prior to 
development." Because the new RCMU zoning district can only be applied within the Clackamas 
Regional Center, it is consistent with City and regional goals of concentrating development where 
services and infrastructure are available. By requiring master planning of the entire Eagle Landing Plan 
Area and establishing development standards that will ensure high-quality mixed use development, the 
proposed RCMU district is consistent with City and regional policies and goals for orderly growth and 
livability. 

As illustrated by the Concept Plan (Figure 1), the intent of the requested text and map amendments is to 
allow residential, office, retail, religious, and entertainment uses in a single district. The Concept Plan 
envisions both vertical and horizontal mix of use, with housing above retail and retail uses mixed with 
office uses and envisions a community with environmentally friendly green multi-use infrastructure, 
including renewable and sustainable energy concepts. As described in Exhibit D, the proposed 
development at Eagle Landing would add density and a mix of uses, all within a walkable environment, 
near multiple transportation options, within an existing Regional Center designated to accommodate just 
this type of more intense development. By focusing development within the existing Center, it protects 
other lower-density neighborhoods from additional growth, while leveraging and building upon the 
extensive commercial activity and transportation investments already in the area. Therefore, this 
criterion is satisfied by the subject request. 

5. When an application includes a proposed comprehensive plan map amendment/land use district map 
amendment, the proposal shall be reviewed to determine whether it conforms to Oregon Administrative 
Rule (OAR) 660-012-0060 (the Transportation Planning Rule - TPR). If a master plan that requires a 
full traffic impact analysis is required for a comprehensive plan map amendment/land use district map, 
a subsequent master plan may satisfy this provision, as determined by the Planning Official. 

[...] 
16.67.060 Transportation Planning Rule Compliance. 
A. Review of Applications for Effect 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 transportation facility (exclusive of 
correction of map errors). This would occur, for example, when a proposal causes future traffic to 
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exceed the levels associated with a "collector" street classification, requiring a change in the 
classification 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 
3. As measured at the end of the planning period identified in the TSP. allow types or levels of land use 
that would result in levels of travel or access that are inconsistent with the functional classification of an 
existing or planned transportation facility, or Article 16.6 Administration of Land Use and Development 
page 16.6-74 
4. Reduce the performance of an existing or planned transportation facility below the minimum 
acceptable performance standard identified in the TSP; or 
5. Worsen the performance of an existing or planned transportation facility that is otherwise projected 
to perform below the minimum acceptable performance standard identified in the TSP. 
B. Amendments That Affect Transportation Facilities. Except as provided in Subsection C, amendments 
to the comprehensive plan and land use regulations which significantly affect a transportation facility 
shall assure that allowed land uses are consistent with the function, capacity, and level of service of the 
facility [identified in the TSP]. This shall be accomplished by one of the following. 
1 Adopting measures that demonstrate that allowed land uses are consistent with the plannedfunction 
of the transportation facility; or 
2. Amending the TSP to provide transportation facilities, improvements, or services adequate to support 
the proposed land uses; such amendments shall include a funding plan to ensure the facility, 
improvement, or service will be provided by the end of the planning period; or, 
3. Altering land use designations, densities, or design requirements to reduce demandfor automobile 
travel and meet travel needs through other modes of transportation, or 
4. Amending the planned function, capacity or performance standards of the transportation facility, or 
5. Providing other measures as a condition of development or through a development agreement or 
similar funding method, specifying when such measures will be provided. 
C. Exceptions. Amendments to the Comprehensive Plan or land use regulations with a significant effect 
on a transportation facility, where the facility is already performing below the minimum acceptable 
performance standard identified in the TSP may be approved when all of the following criteria are met: 
1. The amendment does not include property located in an interchange area, as defined under 
applicable law; 
2. The currently planned facilities, improvements or services are not adequate to achieve the standard; 
3. Development resulting from the amendment will, at a minimum, mitigates the impacts of the 
amendment in a manner that avoids further degradation to the performance of the facility by the time of 
the development, and 
4. The road authority provides a written statement that the proposedfunding and timing for the 
proposed development mitigation are sufficient to avoidfurther degradation to the facility. 

Staff Response: 

See Finding No. 2, above. Per Conditions of Approval Nos. 3 and 4, this criterion is satisfied by the 
subject request. 

in . CONCLUSION: 

Staff has determined that the above findings demonstrate that the proposed Development Code 
Amendments creating the RCMU Comprehensive Plan Map Designation/Zoning Dist ct, 
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Comprehensive Plan Map/Zoning Map Amendments applying said designation/zone to the subject 
properties; and, amendments to the Clackamas Regional Town Center Design Plan Area satisfy the 
requirements of the Statewide Planning Goals, the Transportation Planning Rule, Metro Title 6, City of 
Happy Valley Comprehensive Plan Policies, Clackamas Regional Center Design Plan Policies and the 
City's Land Development Code. Staff, therefore, recommends that the City Council approve application 
CPA-10-1 l/LDC-08-11, subject to the following Conditions of Approval: 

1. That prior to implementation of the Development Code Text Amendments creating the RCMU 
Comprehensive Plan Designation/Zoning District and Comprehensive Plan Map/Zoning Map 
Amendments applying said designation/district to the subject properties, Clackamas County shall 
have adopted the corresponding "PMU-6" zoning district and applied said zone to the properties 
illustrated within the Eagle Landing Mixed Use Concept Plan located within unincorporated 
Clackamas County. 

2. That in conjunction with the required Master Plan, the applicant shall demonstrate a minimum 
density of 60 persons per acre within the Eagle Landing Plan Area. 

3. That in conjunction with the required Master Plan, the applicant shall demonstrate in a final 
traffic study based on any phasing plan, compliance with the requirements of the Oregon Dept. 
of Transportation. The following improvements shall be constructed prior to the occupancy as 
required for each phase: 

A. The applicant shall design and construct dual right-turn lanes at the I-205/Sunnyside 
northbound interchange off-ramp located at the 1-205 and Sunnyside Interchange 
intersection in accordance with ODOT's Roadway Standards. The required dual right-
turn lanes shall include a curbed, pedestrian island (typically referred to as a "pork-
chop") to form a two-phase pedestrian crossing. 

B. The conditions of approval recommended by Clackamas County relating to Sunnyside 
Road/Stevens Road and Stevens Road/Bob Schumacher intersections shall be 
incorporated into the final traffic study in order to address queuing and safety of 1-205 
and the I-205/Sunnyside Road interchange. 

C. Any changes in mitigation intended to provide system-wide benefits to balance 
"significant effect" as defined by OAR 660-012-0060(2)(e) shall require a formal change 
in condition in order for ODOT to provide written approval. 

4. That in conjunction with the required Master Plan, the applicant shall demonstrate in a final 
traffic study based on any phasing plan, compliance with the requirements of Clackamas County 
DTD. The following improvements shall be constructed prior to the occupancy as required for 
each phase: 

A. The applicant shall design and cause to be constructed improvements or provide the 
County with funds in the amount equal to the estimated cost of improvements to design 
and construct improvements to the south leg of the intersection of Sunnyside 
Road/Stevens Road as listed below. All improvements shall be compliant with the 
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Clackamas County Roadway Standards. The applicant may choose from Option I, II or 
III below to satisfy this condition. 

I. Cause to be constructed an additional travel lane on the south leg of the 
intersection which creates a lane configuration consisting of dual northbound left 
turn lanes, and a northbound through-right shared lane. Obtain the construction 
rights to construct such improvements. Travel lanes shall be a minimum of 11 
feet in width. Construct the necessary pavement, tapers, curbing, sidewalk, 
landscaping, drainage, utilities, signing, striping and signal improvements to 
facilitate this improvement. 

OR 

II. Cause to be constructed the conversion of the south leg of the intersection from 
two southbound lanes, a northbound left turn lane and a northbound left-through-
right shared lane to one southbound lane, dual northbound left turn lanes, and a 
northbound through-right shared lane subject to traffic analysis establishing 
acceptable queuing and level of service. Obtain the construction rights to 
construct such improvements. Construct the necessary pavement, tapers, curbing, 
sidewalk, landscaping, drainage, utilities, signing, striping and signal 
improvements to facilitate this improvement. 

OR 

III. Provide the County with funds in the amount equal to the estimated cost of 
improvements at the intersection of Sunnyside Road/Stevens Road to construct 
the improvements as described above in "A" or "B" as approved by Clackamas 
County. The estimate and funds shall include the necessary pavement, tapers, 
curbing, sidewalk, landscaping, drainage, signing, striping, signal improvements, 
right-of-way, private property, state BOLI wages, 20% engineering and 30% 
contingency, to facilitate this improvement. The applicant shall provide an 
appraisal estimating the value of loss of private property that would be displaced 
on the property at Clackamas County Assessor Map No. 22E-04A-00200 and/or 
22E-04A- 00190. These funds will be for the purpose of satisfying OAR 660-
012-0060 through the construction of the improvements described in "A-I", "A-
II", or transportation system management measures, minor transportation 
measures and/or improvements that would benefit other than motor vehicular 
travel modes. The cost estimate is subject to approval of the County. All 
improvements shall be compliant with the Clackamas County Roadway 
Standards. 

B. The applicant shall design and cause to be constructed improvements or provide the 
County with funds in the amount equal to the estimated cost of improvements to the east 
leg of the intersection of Sunnyside Road/Stevens Road and Sunnyside/10100 block 
intersection as listed below. All improvements shall be compliant with the Clackamas 
County Roadway Standards. Improvements to sidewalk, travel lanes and bicycle lanes 
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shall match or exceed that of the existing width. The applicant may choose from Option I 
or II below to satisfy this condition. 

I. At the intersection of Sunnyside/Stevens Road, extend the existing northernmost 
westbound through lane to a total length of 700 feet to the east. Acquire the land 
area necessary for public right of way to construct improvements. Right-of-way 
shall be dedicated to the County. Construct the necessary pavement, tapers, 
curbing, sidewalk, landscaping, drainage, utilities, signing, striping and signal 
improvements to facilitate this improvement. 

OR 

II. At the intersection of Sunnyside/Stevens Road extend the existing northernmost 
westbound through lane as far as feasible to a maximum total length of 700 feet 
without requiring the applicant to acquire additional public right-of-way. 
Construct the necessary pavement, tapers, curbing, sidewalk, landscaping, 
drainage, utilities, signing, striping and signal improvements to facilitate this 
improvement. 

For any distance less than the maximum distance of 700 feet from the intersection 
of Sunnyside/Stevens, the applicant shall provide the County with funds in the 
amount equal to the estimated cost of improvements including the necessary 
pavement, tapers, curbing, sidewalk, landscaping, drainage, utilities, signing, 
striping, signal improvements, right-of-way, state BOLI wages, 20% engineering 
and 30% contingency, to facilitate this improvement. The applicant shall provide 
an appraisal estimating the value of the right-of-way. These funds will be for the 
purpose of satisfying OAR 660-012-0060 through the construction of the 
improvements described in "B-I", or transportation system management measures, 
minor transportation measures and/or improvements that would benefit other than 
motor vehicular travel modes. The cost estimate is subject to approval of the 
County. All improvements shall be compliant with the Clackamas County 
Roadway Standards. 

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

I. Cause to be constructed a westbound right turn lane with a width of 12 feet, 
length of 100 feet and appropriate tapers. Acquire the land area necessary for 
public right of way to construct improvements. Right-of-way shall be dedicated 
to the County. Construct the necessary pavement, tapers, curbing, sidewalk, 
landscaping, drainage, utilities, signing, striping and signal improvements to 
facilitate this improvement. 
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OR 

II. Provide the County with funds in the amount equal to the estimated cost of 
improvements to construct the improvements as described above in "C-I". The 
esf:mate and funds shall include the necessary pavement, tapers, curbing, 
sidewalk, landscaping, drainage, signing, striping, signal improvements, land area 
needed for right-of-way, displaced parking stalls, state BOLI wages, 20% 
eng íeer ig and 30% contingency, to facilitate this improvement. The applicant 
shall provide an appraisal estimating the value of the necessary land area for 
pul c ght-of-way and park ig stalls that would be displaced at Clackamas 
County Assessor Map No. 12E-33DD-01302. These funds will be for the purpose 
of sal.jf ,ng OAR 660-012-0060 through the construction of the improvements 
descr'bed in "C-I", or transportation system management measures, minor 
transportation measures and/or improvements that would benefit other than motor 
veh ;ular travel modes. The cost estimate > subject to approval of the County. 
All nprovements shall be compliant with the Clackamas County Roadway 
Standards. 

D. The applicant shall des jn and cause to be constructed improvements or provide the 
County with funds in the amount equal to the estimated cost of improvements to the 
intersection of Sunnycide/Stevens Road. The applicant may choose from Option 1 or II 
below to s r i s fy this condition. 

I. Design and cause to be constructed improvements to convert the exist ig 
northbound/southbound traffic signal phasing from "split" to "protected" left turn 
phasing. The applicant shall acquire the necessary construction rights and/or land 
area for . ght-of-way as needed. Right-of-way shall be dedicated to the County. 
The applicant shall provide the necessary improvements to ensure adequate truck 
tun tig movements for northbound and southbound left turns. The applicant shall 
construct the necessary pavement, tapers, curbing, sidewalk, landscaping, 
drainage, utilities, signing, striping and signal improvements to facilitate this 
i iprovement. All improvements shall be compliant with the Clackamas County 
Roadway Standards. Improvements to sidewalk, travel lanes and bicycle lanes 
shall match or exceed that of the existing width. 

OR 

II. Provide the County with funds in the amount equal to the estimated cost of 
iprovements to construct the nprovements as described above in "D-I". The 

estimate and funds shall include the necessary pavement, tapers, curbing, 
dewalk, landscaping, drainage, s ;ning, striping, signal improvements, land area 

needed for right-of-way, construction rights, displaced parking stalls, state BOL I 
wages, 20% eng.nee ng and 30% contingency, to facilitate this improvement. 
The appl ;ant shall pro\ ie an appraisal estimating the value of the necessary land 
area for pub. c right-of-way and/or construction rights. These funds will be for 
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the purpose of satisfying OAR 660-012-0060 through the construction of the 
improvements described in "D-I", or transportation system management 
measures, minor transportation measures and/or improvements that would benefit 
other than motor vehicular travel modes. The cost estimate is subject to approval 
of the County. All improvements shall be compliant with the Clackamas County 
Roadway Standards. 

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

I. At the intersection of Sunnyside/Stevens Road, the applicant shall cause to be 
constructed a southbound right turn lane lane with a minimum width of 12 feet, 
minimum length of 140 feet and appropriate tapers; a southbound bike lane with a 
minimum width of 6 feet, minimum length of 140 feet and appropriate tapers; 
conversion of the existing southbound right turn lane to a southbound through 
lane; and, conversion of the existing southbound left turn lane/through lane to a 
southbound left turn lane. The southbound right turn lane shall be controlled with 
a "right turn overlap". Cause to be constructed the necessary pavement, tapers, 
curbing, sidewalk, landscaping, drainage, utilities, signing, striping and signal 
improvements to facilitate this improvement. The applicant shall acquire the 
necessary rights and/or land area and design and cause to be constructed those 
improvements. Right-of-way shall be dedicated to the County. 

OR 

II. Provide the County with funds in the amount equal to the estimated cost of 
improvements at the intersection of Sunnyside Road/Stevens Road to construct 
the improvements as described above in "E-I". The estimate and funds shall 
include the necessary pavement, tapers, curbing, sidewalk, landscaping, drainage, 
signing, striping, signal improvements, right-of-way, private property drive aisle, 
state BOLI wages, 20% engineering and 30% contingency, to facilitate this 
improvement. The applicant shall provide an appraisal estimating the value of the 
land area for public right-of-way and loss of private property drive aisle that 
would be displaced on the property at Clackamas County Assessor Map No. 12E-
33DD-00400. These funds will be for the purpose of satisfying OAR 660-012-
0060 through the construction of the improvements described in "E-I", or 
transportation system management measures, minor transportation measures 
and/or improvements that would benefit other than motor vehicular travel modes. 
The cost estimate is subject to approval of the County. All improvements shall be 
compliant with the Clackamas County Roadway Standards. 
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F. The applicant shall design and cause to be constructed improvements to the north leg of 
the intersection of Bob Schumacher Road/Stevens Road. The improvements shall 
include converting the southbound approach from its existing southbound left, through, 
and right turn lane configuration to a southbound left, left/through and right turn lane 
configuration. Construct the necessary pavement, tapers, curbing, sidewalk, landscaping, 
drainage, utilities, signing, striping and signal improvements to facilitate this 
improvement. The improvement shall include a southbound left turn queue storage of 
425 feet or greater. Improvements to sidewalk, travel lanes and bicycle lanes shall match 
or exceed that of the existing width. 

5. That in conjunction with the required Master Plan approval, the applicant shall demonstrate in a 
final traffic study based on any phasing plan, compliance with the following requirements of the 
City of Happy Valley based on comments/conditions from the city's traffic engineer: 

A. Inclusion of Travel Demand Management (TDM) Plan. The TDM Plan could, but is not 
required to, include: Parking Management Plans; On-site Transportation Coordinator; 
Ridesharing (Drive Less Connect and Preferential Parking); Guaranteed Ride Home; 
Bicycle Facilities; and, Shuttle Bus Services. 
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Eegte Landing Veritas Investment Company, LLC 

A* Background and Summary of Request 

Requested Amendments 
The applicant, Veritas Investment Company, LLC, owner of the approximately 17.7 acre subject 
site (Township 1 South Range 2 East Section 33 DA tax lota 400,500,600,700, 800 and Section 
34 CB 100), is requesting the City of Happy Valley take the following actions 

Tex t Amendments 
• Amend the Development Code as follows: 

o Modify Section 16.23.010 (Mixed Use Commercial and Employment Districts) to 
repiace MUE neighborhood commer at (MUF. - NC) sub ^»strict with a new 
Regional Center Mixed Use zone (RCMU); and 

o Modify Table 16.67.070-1 so that land zoned PMU-6 in Clackamas County will 
automatically convert to RCMU upon annexation. 

Map Amendments 
• Amend maps X-CRC-1, X-CRC-2 and X-CRC-3 in the Clackamas Regional Center 

Design Plan to include the subject site within the CRC houndarv and to identify the Eagle 
Landing Plan Area. 

• Amend the Comprehensive Plan/Zoning Plan Map to change the zoning on the sul eel 
site from Office Commercial (OC) to Regional Center Mix ¡d Us (RCMIJ). 

The requested amendments are described in greater detail in Section R. 

Establishing and applying a new mixed use district is a first step in providing the necessary 
zoning for development of the site to accomplish the purpose and vision described below. The 
subject site of this application is within the current City of Happy Valley city limits. References 
to the Eagle Landing Plan Area include both the subject site and that portion of the Concept 
Plan within unincorporated Clackamas County. The applicant is id so requesting a similar set of 
map and text amendments in Clackamas County to create a new Plannea Mixed Use (PMU6) 
zone and apply that zone to the por an of the Eag.e Landing Plan Area v'thin the Clackamas 
County. As written, both the new County zone and the new City zone will require that a master 
plan be submitted for the entire Eagle Landing Plan Area, which includes both Happy Valley and 
unincorporated Clackamas County, This approach will allow die logical development of the s ic, 
wh <e stil I meeting and exceeding the requirements for jobs, housing, and transportation 
performance in the two jurisdictions. 

Purpose and Vision 
The applicant is seeking the requested amendments in order to enable future development of the 
subject site as part of an urban-scale, mixed use development concept. The Eagle Landing 
Mixed Us J Development Concept Plan (Concept Plan) covers approximately 32 net acres in 
Clackamas Count}' and Happy Valley. New Hope Community Church, in partnership with 
Ve tas Investment Company, which owns the adjacent parcels east of Stevens Road, have a 
shared vision for this project as outlined in the table below and shown in the Concept Plan 
(Figure 1), While Clackamas County is a co-applicant for the plan amendment and zone change. 
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the Concept Plan envisions a land trade wherein Clackamas County would exchange their 
parcels for a portion of the New Hope Community Church property; i order to extend Monterrey 
Road. The Concept Plan envisions a community with environmentally friendly green multi-use 
infrastructure, including renewable and sustainable energy concepts. The project is designed to 
maintain a careful balance /blend of vibrant new office and commercial uses, and residential 
options throughout. 

Table 1 
Summary of th* Eagle Landinp Mixed Use Development Concept Plan 

Use Clackamas 
County 

City of Happy 
Valley 

Project Total 

Residential 
Senior Living 
Condominiums 

415 units 460 units 865 units 

Offlo 230,000 sf 500.000 sf 730.000 Sf 
R felf 
Hotel 
Athletic Facility 

200,000 Sf 230,000 sf 430,000 Sf 
150 rooms 

ln»,ltutJ->nal 
Church 
Cr i vention/Comm u nity Center 

4,000 seats 4,000 seat? 

Location 
The eastern portion of the Eagle Landing Plan Area is located within the City of Happy Valley 
and is the subject of this application. The western portion is in unincorporated Clackamas 
County. The Eagle "landing Plan Area is bounded by SE Causey Avenue to the north, SE 
Sunnyside Road to the South, SE 93rd Avenue to the west, and SE Valley View Terrace to the 
east. Hie locat in and vi nity are shown on Figure 2. 

The Eagle Landing Plan Area is in a relatively flat area between Mount Scott to the north end 
Mount Talbert to the south. Mount Scott Creek flows east-west, south of the site. The City of 
Haopy Valley is i the nnl ;r area to the east, the City of Milwaukie is two miles west, and the 
Cily of Portland ir one-and-a-half miles north. A portion of the Eagle Landing Plan Area is 
within the designated Clackamas Regional Center. The area is adjacent to the 1-205 interstate 
highway, the green ne l'qht rail 1 ne, and across 1-205 from Clackamas Town Center and the 
Clackamas Promenade. The Eagl Landing Plan Area is adjacc.it to the 1-205/SE Sunnyside 
Road interchange (exit 14) and approximately one mile north of the 1-205/OR 213 interchange. 

Kaiser Permanent1, is a major regional employer with a l l million-square-foot facility just south 
of the sLs, between Sunnyside Road and SE Sunnybrook. Boulevard. The facility employs more 
than 2,800 people. New and established residential neighborhoods surround the commercial and 
is lutional uses ad cent to the major roadways. The portion of the Eagle Landing Plan Area in 

the city of Happy Valley is undeveloped. The portion in Clackamas County is currently occupied 
w :h the New Hope Community Church and & small one-level apartment complex. 
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Ownership 
The Applicant, Veritas Investment Company, LLC is the sole owner of Township i South Range 
7 Bait Section 33 DA tax lots 400, 500,600,700,800 and Section 34 CB 100 shown on the 
Figure 3, This portion (17.7 acres) of the Bagle Landing Plan Area is within the jurisdiction of 
»he City of Happy Valley. Tax maps are included in this application in Exhibit F. 

Existing Zoning 
The subject site is within the Clackamas Regional Center Design Area study area boundary and 
is zoned Office Commercial (OC). Tlie site is also Subject to the requirements of Chapter 16.36 
Eagle Landing Sub-Area Plan. As discussed below, Chapter 16.36 covers a larger planning area 
including Phas 1A, Phase ID and Phase II, Phase II was developed under the Mt. Scott Village 
Planned Unit Developn int (PUD) approved by Clackamas County. The focus of this applica in 
is one portion of Phase IA. In parallel with this qua; jud ial application, the City of Happy 
Valley s initiating a legislati e amendment to delete Chapter 16,36 from the Development Code. 

Table 2 
Subject Site - Happy Valley Tax Lots Propeseti to be designated RCMii 

Tax Lot Ownership Gross 
Acreage 

Currstil 
Comp Plan / Zoning 

District 
Township 1 South, fange 2 Basi, Section 33 DA 

Lot 400 Veritas Investment Co 3.33 OC /OC 
Lot 500 Veritas Investment Co ? 98 OC/OC 
Lot 600 Veritas Investment Co 2.97 OC/OC 
Lot 700 Veritas Investment Co 2 74 OC /OC 
Lotaoo Veritas Investment Co 2 84 o c /oc 

Township 1 South, Range 2 East Sacticn 34 CB 
Lot 100 Veritas Investment Co 2.84 oc/oc 

Total 17.7 

'NOTE: Gross acreage includes some lands currently being used for rights-of-way as shown 
on Figure 3. f _ _ _ 

Background and Context 

In 1998, Clac'camas County approved a comprehensive plan ana zone change on appfox nately 
60 acres that was then occupied by the Top O' Scott Golf Course for a mixed use -'evclopment 
known as Eagle Landing. The Eagle Landing project included single-family residential, 
multifamily residential, office/commercial, and supportive retail uses. The Eagle Landing project 
was a multiphase project, with Phase I annexed into the City of Happy Valley as part of the 
development agreement. Several sections of Phase 11 that include single-family and multifamily 
res ential and reta11 phases have been b It. Phase II included significant improvements and 
dec uation of public fac ies, includ g major roadways, tir- ' i, and open space amenities that 
serve the existing uses, but also those planned uses envisioned in the applicant's Eagle Landing 
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Mixed Use Development Concept Plan. The subject site imd;r consideration for a zone change 
has an exist, lg approval which allows for up to 750,000 square feet of mixed office and 
commercial uses, with up to 20 percent of the square footage available for retail uses. 

Within Clackamas County., die parcels owned by the Clackamas Countv Development Agency 
and the New Hope Community Church Inc. are primarily zoned high density residential (HDR) 
and rcj onal center high den ty rcp:dential (RCHD). The IIDR zone is a resident &l zone w:th a 
minimum land per unit requirement of 1,742 square feet. The RCHD zone is a high density 
residential zone within the Clackamas Regional Center boundary and under the Design Plan area, 
described in Chapter 10 of tlie County Comprehensive Plan. Títere is also a small (0,54) acre 
parcel that is zoned OSM (Open Space Management), which is part of the Church's parking lot. 
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B. Summary of Propo sec Amendments 

Text Amendments to the City of Happy Valley Development Code, Secdonl6.23.010 
(Mixed Use Commercial and Employment Districts} 
Specifically, this proposal includes modifications lo Section 16.23.010 (Commercial and 
Employment Districts) which establish the purpose, of the new Regional Center Mixed Use 
(RCMU) zone (16.23.010,A.), permitted uses (Table 16.23.010-1), and development standards 
(Table 16.23.010-2 and 16.23.010.DY Proposed text amendments to Chapter 16.23 are included 
in Exh'bit A in this application. The existing Mixed Use Employment-Nc' jhborhood 
Commercial (KUE-NC) district is not in use anywhere in the City. At the request of Happy 
Valley Staff, the ex ting MUE-NC zone will be replaced with the proposed RCMU zone and 
standards have been formatted to fit the c st' ig c v i e structure. 

Key elements of the new RCMU zone include: 
• Allows a \ de range of uses oi office, reta and res ten' d uses. 
• Requires master plan approval for the entire Eagls Landing Plan Area. The Eagle 

Landing Plan Area, which will be shown on Map X-CRC-2, includes both the Happy 
Valley and Clackamas County poj ons of the Concept Plan area. This approach will 
necessitate joint or concurrent review of the future master plan by Happy Valley and 
Clackamas County. 

• Establishes minimum residential dwell ing unit requirements for the entire master plan 
area to address Clackamas County's concern about no net loss of dwelling units. These 
dwelling unn 5 could be provided in either Happy Valley or Clackamas County. 

• Establishes a minimum 600,000 square fee commercial / office requit ments fo- the 
portion of the Eagle Ending Plan Area zoned RCMU. This square footage would have 
to be provided in Happy Valley in order to help ensure that Happy Valley meets its 
employment targets. Minimum residential and non-residential target? will also ensure 
that the master plan will achieve Metro's target of 60 persons per acre for Regiona' 
Centers. 

a Requires submittal of a phasing plan if the minimum requirements are proposed to be met 
over multiple phases. 

» Establishes design standards for the master plan that ale consistent with those required 
for master plani in Clackamas County'a Planned Mixed Use (PMU) zones. 

* Requires Design Review and consistency with the Happy Valley design standards for 
subsequent development within an appro- id master plan. 

Text Amendments to the City of Happy Valley Development Code, Table 16.67,070-1 
The le ' lative convers in of existing Clackamas County comprehensive plan 
de Hgnations/zoning distr ;ts to City comprehensive plan designation/zoning districts is governed 
by the provisions of Section 16.67,070, Annexations, and the I .and Designation Conversion 
Table (Table 16.67.070-1), The Eagle Landing Mixed Use Development Concept Plan includes 
parcels outside of Happy Valley's existing city limits; when these parcels are annexed to the City 
they will be r* zoned in accordance with the Table 16.67.070-1. The zoning on the parcels 
ouWde of Happy Vattey is currently high density Tesiden il (HDR) and regional center high 
dens-.y re dential (RCHD). However, the applicant has a concurrent application being reviewed 
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by Clackamas County to change the zoning on these parcels to a new Planned Mixed Use zone 
(PMU 6). The applicant is requesting that Table 16.67.070-1 bo amended to include the 
proposed County PMU 6 zone and to show that the automa c conversion of PMU 6 zoning s to 
the Regional Center Mixed Use zone (RCMU) upon annexation to Happy Valley. Proposed text 
amendments to Table 15,67.070-1 are Exhibit B in this application. 

Map Amendments to the Clackamas Regional Center Area Design Plan tc Expand CRC 
Boundary 

The applicant also requests amendments to Clackamas Regional Center maps shown on the 
Happy Valley Comprehensive Plan maps X-CRC-1, X-CRC-2 and X-CRC-3 to include the 
subject parcels. Specifically, the applicant requests the maps be amended as follows: 

• Map X-CRC-1 —amend the Regional Center boundary to include Eagle Landing M :ed Use 
Development Conccpt Plan parcels that that are not within the current boundary as shown on 
Figure 4. 

» Map X-CRC-2 - amend to show the proposed RCMU zone on parcels within the amended 
Regional Center boundary and within Happy Valley and the boundaries of the Eagle 
Land g Plan Area as shown on Fif ure 5. 

" Map X-CRC-3 - amend the Regional Center boundary to include Eagle Landing Mixed Use 
Dev lopment Concept Plan parcels and extend the i^ocal Street Grid designation onto these 
parcels as shown on F^ure 6. 

The City of Happy Valley and Clackamas County have acioptea very similar versions of the 
Clackamas County Regional Center Area Design Plan. The applicant has requested that 
Clackamas County make a s lar se es of map amendments to its version of the Clackamas 
R ;giona! Center Design Plan, so the resulting maps will be c o n s i s t ! between jurisdictions». 

Map Amendments to the Comprehensive Plan/Zoning Plan Map to Appiy Mixed Use 
Zone 

The Applicant is requesting that the subject site be rezoned from Office Commercial (OC) to 
Regional Center M'xcd Use (RCMU) as shown in F1 <ure 7. 
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C. Consistency with City of Happy Valley Development Code 

Chapter 16.61 Types of Review Procedures 

16.61 040 Type HI Procedure (Quasi-Judicial) 
A. Type indecisions apply to all quasi-judicial decisions and include, but are not limited to: 
non-expedited annexations; property owner or developer initiated comprehensive plan 
map/land use district map amendments or lex! amendments; design review II; Class B home 
occupation permits; Class C variances; major modifications; master plans; planned unit 
developments; expedited and non-expedited subdivisions; and conditional use permits. With 
the exception Of expedited annexations and Master Plans over 20 acres in size combined with 
comprehensive plan map/land use district map amendments, the public hearing ana land use 
decision for these applications occur before the Planning Commission. Expedited 
annexations are processed as an ordinance pursuant to Chapter eight of the City's Charter, 
effective Jamtaiy J, 2001. The final decision shall occur before the City Council. The City 
Council shall be the only local review authority, and shall decide to approve. approve with 
conditions or deny expedited annexation requests. Master plans that are paired with 
comprehensive plan map/land use district map amendments over 20 acres in size receive a 
recommendation from the Planning Commission to the City Council, the City Council shall 
be the final review authority. 

Response: The property owner (Veritas Investment Company, LLC) is initiating a 
comprehensive plan map/land use district map amendment and a text amendment, In accordance 
with Section 16.61.040 Type III Procedure (Quasi-Judicial), both of these applications are 
reviewed through a Type III quasi-judicial procedure. 

B. Pre-application Conference. Apre-application conference is reauiredfor all Type III 
applications, The requirements and procedures for a nre-applicadon conference are 
described in Section 16.61.060.C. 

Response: The Applicar* initially participated in a pie-application conference with City of 
Happy Valley planning staff on July 21,2009 and has met with City staff on a number of 
occasions since that time to discuss the project. 

G Application Requirements, 
1 Application forms. 7)>pe IJI applications shall be made on forms provided by the Planning 
Official or designee; if a Type II application is referred to a Type III ftearing, either 
voluntarily by the applicant or staff, or upon appeal, no new application is required. 
2, Submittal Information. When a Type III application is required, it shall: 
a. Include the information requested on the application form, 
b. Be filed with three copies of a narrative statement that explains how the application 
satisfies each and all of the relevant criteria and standards in sufficient detail for review and 
decision-making. Note; additional information may be required under the specific 
application requirements for each approval, e.g., Chapters 16,62 (Land Use Review), 16.63 
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(LandDivisions), I6.66(Modifications), 16.68(CodeInterpretations), and 16.69 
(Miscellaneous Permits), 
c, Be accompanied by the requiredfee; md 
i Include one set ofpre-stampeJ and pre-addressed envelopes for all teal property owners 
of record who will receive a notice of the application as required in Subsection 16.61.040.D. 
The records ofthe Clackamas County Assessor's Office are the official records foi 
determining ownership. The applicant shall prepare the public notice mailing list. -The 
applicant shall use the most current County real property assessment records to produce the 
notice list. The City shall mail the notice of application, 
3. Statement of Disclosure. All applications for annexations, comprehensive plan map/zoning 
map amendments, text amendments, variances, conditional use permits, subdivisions, 
planned unit developments, etc, and all appeals shall be accompanied by a statement of 
ownership or interest disclosure. 

Response: The applicat in contains the required Type ÎU application form and includes 
information requi.od of this application type, including a completed application form, three 
copies of a narrative statement that explains how the application satisfies each and all of the 
relevant cii sria and standards in sufficient detail for review and decision-making, the required 
fee; a set of pre-stamped and pre-addressed envelope for all real property owners of record who 
A ill receive a notice of th « application and a completed Statement of Disclosure. 

16.61.060 Gene/ a! Provisions (1)(22), Prior Conditions of Land Use Approvals, 
a. Incorporating Prior Conditions of Land Use Actions. Over time there are instances when uses 
or developme nt previously approved with conditions are subject to new zoning regulations. 'IKts 
may result from a change of the content of zoning regulations orfrom legislative zone changes 
including annexation rezonfngx. This subsection addresses situations where a use or development 
was approved with conditions as a part of a land use or limited land use review under zoning 
regulations that no longer apply to the site, The regulations stated below apply to all prior 
conditions of approval unless the conditions of approval or the ordinance adopting the 
conditions specifically refer to the situations outlined below andprovide for the continuance of 
the conditions. In that instance, the conditions of approval will continue to apply. 
i, Zone Changes. If a site Is subject tc conditions as the resuit of a zone change, the conditions 
continue to apply if the site is rezomd to a comparable zone as pari of an annexation rezpning or 
as part of a legislative remapping, 
t. Conditional Uses. 
i. An Allowed Conditional Use. If a use Mm an approved conditional use under the prior 
regulations; and is a conditional use under the new regulations pertaining to the site, any 
conditions of approval shall continue to apply. 
ft Use Allowed Outright. If the use is a permitted tise, the conditions ofapproval shall continue 
to apply. 
Hi. US* No Longer Allowed. If the use was a conditional tise without an expiration date and :s no 
longer allowed, it becomes a nonconforming use under the new regulations, and shall continue to 
meet the conditions, as well as the nonconforming use regulations 

Response: In 1998, Clackamas County approved a comprehensive plan and zone change on 
approximately 60 acres that was then occupied bv the Top O Scott Golf Course for a mixed use 
development known as Eagle Landing. 

City of HaPf . Valley Land U«f Application - N^ember 17, 011 

30 

15 





Eagle Landing Veritas Investment Company, LLC 

When the City of Happy Valley annexed portions of the Eagle Landing project, it adopted 
Clackamas County's conditions of approval as Chapter 16.36 of the Development Code 
Chapter 16.36 covers a larger planning area including Phase IA, Phase IB and Phase II. Phase II 
tvas developed under the Mt. Scott Village Planned Unit Development (PUD) approved by 
Clackamas County. The focus of this application is one portion of Phase IA. In paralli I with this 
quasi-judicial application, tht City of Happy Valley is initiating a legislative amendment to 
delete Chapter 16.36 from the Development Code. 

16.61 OHO Neighborhood Meetings. 
Applicants filing Type H or Type III applications are encovmged to meet with adjacent 
property owners and neighborhood representatives prior to submitting their application to 
the City in order to solicit input and exchange informal ¡on about the proposed development. 
Applicants are encouraged to hold a neighborhood meeting with a recognized neighborhood 
or community organization, if no oigamzation exists, then the applicant may hold a meeting 
with adjacent property owners who will receive public notice (a minim itrt 300ft. radius from 
mbject property.) 

Response: The Applicant has held a number of meetings with the community, mosf recently a 
community-v de town hall mee' ng was held on March 21,2011. Ar m tation was mailed to 
surroun* ng ne ;hbors. Approximately 300 community members attended this meeting. The 
Sunnyside CPO and Southgate Milwaukee CP0 were also both invited and attended. In 
addition, the Applicant has participated in regular meetings with Sunnyside CPO over the last 
three years. Meetings dates with the community include: March 21,2011, January 30,2011, 
January 31,2010, January 25,2009, September 14 2008, June 6,2008, March 2,2008, January 
27,2008» November 18, 2007, May 6. :007, March, 2007 and January 14,2007. 

16.61090 Traffic Impact Studies 
The purpose of this section of the code is to assist in determining which road authorities 
participate in land use decisions• and to implement Section 660-012-0045 (2) (e) of the State 
Transportation Planning Rule that requires the City to adopt a process to apply conditions to 
development proposals in order to minimize impacts and protect transportation facilities. 
This chapter establishes the standards for when a proposal must be reviewed for potential 
traffic impacts; when a Traffic Impact Study must be submitted 1with a development 
application in order to determine whether conditions are needed to minimize impacts to and 
protect tr ansportation facilities; what must be in a Traffic Impact Study; and who is qualified 
to prepare the Study. 
A, When a Traffic Impact Study is Required The City or other road authority with 
jurisdiction may require a Traffic Impact Study (TIS) as par' of an application for 
developments a change in use, or a change in access. A TIS shall be required when a land 
use application involves one or more of the following actions; 
1, A change in zoning or a plan amendment designation; 
Z, Any proposed development or land use action that a road authority states may have 
operational or safety concerns along its facility(ies), 
3, An increase in site traffic volume generation, Increase in site traffic volume generation 
shall be subject to (he City's Transportation Impact Study Guidelines; 
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4. An "increase in peak hour volume of a particular movement to andfrom the State highway 
by 20 percent or more, 
5. An increase in use of adiacent streets by vehicles exceeding (he 20,000pound gross 
vehicle weights by ten vehicles >r more per day, 
6. The location of the access driveway does not meet minimum sight distance requirements, 
or is located where vehicles entering or leaving the property are restricted, or such vehicles 
queue or hesitate on the State highway, creating a safety hazard; and, 
7. A change in internal traffic patterns that may cause safety problems, such as back up onto 
a street or greater potential for traffic accidents 
B. Traffic Impact Study Preparation. A Trqffic Impact Study shall be prepared by a 
professional engineer in accordance with the requirements of the road authority, If the road 
authority is the Oregon Department of Transportation (ODOT). consult ODOT's regional 
development review planner and OAR 714-051-180. 

Response: A full Traffic Impact Analysis was prepared by David Evans and Associates and is 
ldudecl as Exhibit "C" of this application. For the purposes of analyzing the proposed plan and 

stone amendments, the currently assumed mix and density of land use described... the Concept 
Plan represent a reasonable worst case build-out scenario under the proposed RCMU zoning. 
The Traffic Impact Analysis concludes that in ail scenarios and time periods, intersection 
operations can be mitigated so that City of Happy Valley, Clackamas County and ODOT 
performance standards can be met except for the following itersections: 

• 82nd Avenue at Sunnyside Road (Midday and PM), 
• 82nd Avenut. at Mon ¿rey Avenue (PM), 

At these ntersec ons, additional traffic added by the proposed development would result in no 
measurable change in either V/C ratio or delay when compared with Background Conditions. 
Because conditions do not worsen over the Background, the requirements of the Transportation 
Planning Rule are met and the proposed development would have no impacts at these locations. 

Chapter 16.67 Comprehensive Plan Map, Specific Area Plans, and Land Use District 
Map and Text Amendments 

16,67.010 Purpose 

Response; No response required, 

16.67 015 Initiation ofa plan amendment. 
A. Any change in the text, map or implementing ordinances of adopted Happy Valley land 
use regulations may be initiated by the city, any resident of the city, property owners or 
authorized agent. A change in the text may be initiated by as few as one person desiring a 
revision in the wording, scope, direction or organization of the plan, A change in the map 
which involves properties and/or district boundaries must be initiated by at least Seventy-foe 
percent (75%) of the property owners or authorized agents who own or represent at least 
seventy-five (75%) percent of the /and area involved in the petition of change, which must 
correspond to a logically defined neighborhood or block ofmultiple properties, or include a 
single parcel ofsuch size as to merit consideration as a future neighborhood ifapproved as 
pari ofa future subdivision or planned unit development application. The city may, for the 

Ci f of Happy Valley Land Us© Application- November 17,2011 

82 

7 





Eagle Landing Veritas Investment Company, LLC 

purposes of revising or updating plans to comply with statewide goals, legal guidelines or 
other necessary criteria, initiate a cha, ¡ge in Ihe map or text of any plan and this land 
development title at any time 

Response; As described above, the Applicant requests the text and map amendments as follows: 
• Text Amendments to the City of Happy Valley Development Code, Section 16.23.010 

(Mixed Use Commer' at and Employment Districts) to create a new Regional Center Mixed 
Use (RCMU) zone; 

• 1 ext Amendments to the City of Happy Valley Development Code, Table 16.67.070-1 to 
address the future annexation of land zoned PMU-6; 

• Map Amendments to the Clackamas Regional Center Area Design Plan to Expand CRC 
Boundary; and 

* Map Amendments to the Comprehensive Plan/Zoning Plan Map to apply the new KCMU 
zone to the appli ant's property 

The Applicant ¡ the property owner of 100% of th properties affected uy the amendments 
requested in this application. 

B. Amendments to the land development code. An amendment to any chapter or section cf 
this titlefor the purpose of adding Or deleting words or subjects, broadening or narrowing 
scope, providing direction, clarification or improvement of the development code may be 
initiated by any person or persons, including the city itself. See sections 17 67.020 and 
16.67.030 of this chapter 

Response: The Applicant is initiating a text amendment to the City of Happy Valley's 
development code. Specifically, the Applicant is requesting amendments to th: City of Happy 
Valley Development Code, Section 16.23.010 (Mixed Use Commercial and Employment 
Districts) to create a new Regional Center Mixed Use (RCMU) zone; and, the City of Happy 
Valley Development Code. Table 16.67.070-1 to address the annexation of land zoned PMU-6. 

16.67.030 Quasi-Judicial Amendments 
4. Applicability of Quasi-Judicial Amendments. Quasi-judicial amendments are those that 
involve the application of adopted policy to a specific development application or Code 
revision, and not the adoption of new policy (i.e., through legislative decisions) Quasi-
judicial comprehensive plan map/district map amendments shall follow the Type HI 
procedure, as governed by Section 16.61 040, using standards of approval in Subsection 
16.67 030. C. The approval authority shall be as follows. 
1 The Planning Commission shall he the review authorityfor comprehensive plan map/land 
use district map amendments paired with Master Plans under 20 acres in size; 
2. The Planning Commission shall make a recommendation to the City Council on ah 
application for all other comprehensive plan map/land use district plan map amendments. 
The City Council shall decide such applications. 
3. The City Council shall be the review authority for annexations that Involve the legislative 
conversion of existing Clackamas County comprehensive plan designations/zoning districts 
to City comprehensive plan designation/zoning districts, per ike provisions of Section 
.16 67 070 
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Response: The property owner 3 initiating a comprehensive plan map/land use c.3trict map 
amendment and a text amendment. In 1 ccordance with Section 16,61.040 Tvpe III Procedure 
(Quasi-Jud ial) both o fthese applications are reviewed through a Type III quasi-judicial 
procedure 

B. Filing requirements. 
1, In order to have a complete application for any proposed text amendment, the applicant 
shall submit: 

a. The necessary application forms, and a narrative addressing applicable 
comprehensive plan objectives and policies, as well as the review criteria within Section 
16.40,041. 

2. In order to have a complete application for a proposed comprehensive plan map/zoning 
map Or specific area map amendmentthe applicant shall submit: 

a. The necessary application forms, tind a narrative addressing applicable 
Comprehensive Plan goals and policies, as well as the review criteria within Section 
16.61.040. 
b. A conceptual development plan illustrating a projtosed street system, lot pattern, 
neighborhood circulation plan within a five hundred (500) foot radius of the subject site, 
and any natural resource or steep slopes areas: 
c. A traffic study prepared by a professional, Oregon-licensed traffic engineer; If a 
master plan that requires a full traffic impact analysis is required for a comprehensive 
plan map amendment/land use district map, •a subsequent master plan may satisfy this 
provision, as determined by the Planning Official. 

Response: This application is for both a text amendment and a map amendment. Narrative 
addressing the review criteria for both the text and map amendments is included in this 
application as outlined below The conceptual development plan is included ai Figure 1. A 
traffic study is attached as Exhibit "C" of this application. 

C. Ci-iterlafor Quasi-Judicial Amendments. A recommendation or a dfision to approve, 
approve with conditions or to deny an application for a quasi-judicial amendment shall be 
based on all of the following criteria; 
I Approval of the t equest is consistent with the Statewide Planning Goals; 

F espouse: Narrative addressing consistency with the Statewide Planning Goals is included in 
Section F of this application 

Z Approval of the request is consistent with the applicable Goals and Policies of the City's 
Comprehensive Plan; 

Response: Narrative addres :ng consistency w ; ,h the C y's Comprehensive Plan is included in 
Scction D of this application. 

3 The property and affected area is presently provided with adequate public facilities, 
services and transportation networks to support the use, or such facilities, services and 
transportation networks are planned to be provided in the planning neriod; and 
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Response; The subject site is within the Portland Metro UOB and the Clackamas Regional 
Center Area Design Plan boundary, and a portion of the Eagle Landing Plan Area is currently 
within the designated Clackamas Regional Center (CRC) boundary. The regional center is served 
by urban-level facilities and utilities. The subject site is served by Clackamas County Fire 
District #1, Mt. Scott Water District #3, and Clackamas County (sewer) Service District #1 

A Traffic Impact Analysis was prepared by David Evans and Associates and is included as 
Exhibit "C" of this application. For the purposes of analyzing the proposed plan and zone 
amendments, the currently assumed mix and density of land uses described in the Concept Plan 
represent a reasonable worst case build-out scenario under th< proposed PMU6 zoning. The 
Traffic Impact Analysis concludes that in all scenarios and time periods, intersection operations 
can be mitigated so that City of Happy Valley, Clackamas County and ODOT performance 
Standards can be met except for the following intersections: 

• 82nd Avenue at Sunnyside R oad (Midday and PM), 
• B2nd Avenue at Monterey Avenue (PM), 

At these intersections, additi nal traffic added by the proposed development would result in no 
measurable change in either V/C ratio or delay when compared with Background Conditions. 
Because conations do not worsen over the Background, the requirements of the Transports on 
Planning Rule are met and the proposed development would have no impacts at these locations. 

Detailed plans for transportation and public facilities will be required as part of the master 
planning process that will occur before development, and detailed plans will be subject to 
Clackamas County and Oity of Happy Valley road standards or other criteria that the 
jurisdictions specify. 

4. The change is in the public interest with regard to neighborhood or community conditions, 
or corrects a mistake or inconsistency in the comprehensive plan or land use district map 
regarding the property which Is the subfect of the application; and 

Response: The proposed changes to the tent and map are in the public interest with regard to 
both neighborhood and community conditions. Functionally, the subject site is part of thi 
greater Clackamas Town Center area which serves as a regional hub for retail and employment. 
Located adjacent to the 1-205 freeway, with its regional acccss and visibility, they abject site is 
very well suited to regional mixed use development. The subject site area is also well jerved 1/y 
e .sting and planned transit. Two bus routes serve the area of the subject site, and eight bus lines 
currently serve the CTC Transit Center and the Clackamas Town Center. Light rail service runs 
along 1-205 between Clackamas Town Center and Gateway, and the South Conidor Project 

lcludes plans for light rail from Milwaukie, south of the subject site, to Portland. It would be 
d.f Pcult to re-create the mixed use advantages of this site elsewhere in the current boundaries of 
the City or Happy Valley. Sites of this size, with this level of accessibility and visibility, are very 
rare in the East Metro trade area. 

The putpose of the proposed new Regional center mixed use (KCMU) district is to .provide 
for urban development within the boundaries of the Clackamas Regional Center (CRC). A w 'ie 
range of uses i permitted within the disl- -ct. The i -st ct is ntended to create a quantifiable 
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sustainable mixed use area with high employment and housing densities, structured parking, and 
significant amenities in an urban design that is accessible by a i tinge of transport i..'on modes. To 
ensure that the mix of uses and urban form are consistent with the objectives of the district, 
master plan approval is required prior to development." Because the new RCMU zoning district 
can only be applied within the Clackamas Regional Center, it is consistent with City and regional 
goals of concentrating development where services and infrastructure are available. By requiring 
master planning of the entire Eagle Landing Plan Area and establishing development standards 
that will ensure high-quality mixed use development, the proposed RCMU district is consister* 
with City and regional policies and goals for orderly growth and livabilily. 

As illusUated by the Concept Plan (Figure 1), the jntent of the requested icxt and map 
amendments is to allow residential, office, retail, religious, and entertainment uses in a sing'«* 
district. The Concept Plan envisions both vertical and horizontal mix of use, with housing above 
retail and reta» I uses mixed with office uses and envisions a commu ty with environmentally 
£ indly green multi-use infrastructure, including renewable and susts iable energy concepts. As 
described in Exhibit D, the proposed development at Eagle Landing would add density and a mix 
of uses, all within a walkable environment, near multiple transporta " m options, within an 
existing Regional Center designated to accommodate just this type of more intense development. 
By focusing development within the existing Ct/rter, it protects other lower-density 
n ighboxhoods from additional growth, while levera Ting and building upon the extensive 
commercial activity and transportation investments already in the area 

3. When an application includes a proposed comprehensive plan map amendment/land use 
district map amendment, the proposal shall be reviewed to determine whether it confofms to 
Oregon Administrative Rule (OAR) 660-0}2-0060 (the l>ansportation Planning Rule -
TPR). If a master plan that requires a full traffic Impact analysis is requiredfor a 
comprehensive plan map amendment/land use district map, a subsequent master plan may 
satisfy this provision, as determined by the Planning Official 

Response: A full Traffic Impact Analysis was prepared by David Evans and Associates and is 
included as Exhibit "C" of this application. Section 6.2 of the Transportation Impact Analysis 
addresses Transportation Planning Rule Compliance. 

16.67 060 Transportation Planning Rule Compliance. 
A. Review of Applications fo Effect on Transportation Facilities. Mien a development 
application includes a proposed comprehensive plan amendment or land use district change, 
the oronosal shall be reviewed to determine whether it significantly qffects 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 Sect ion 
16.61.090. "Significant" means the proposal would: 
1. Change the functional classification ofan existing or planned transportation facility 
(exclusive of correction of map errors). This would occur, for example, when a proposal 
causes future traffic to exceed the levels associated with a "collector" street classification, 
requiring a change in the classification to an ''arterial" street, as identified by the City's 
Transportation Sy&tm 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 planning period identified in the TSP allow types or levels 
of land ust that would result In levels of travel or access that are inconsistent with the 
functional classification of an existing or planned transportation facility; or Article 16.6 
Administration (ifLand Use and Development page 16.6-74 
4. Reduce the performance ofan existing or planned transportation facility below the 
minimum acceptable performance standard identified in the TSP; or 
5. Worsen the performance of an existing or planned transportation facility that is otherwise 
projected to perform below the minimum acceptable performance standard identified in the 
TSP 
B. Amendments That Affect Transportation Facilities. Except us provided in Subsection C, 
amendments to the comprehensive plan and land use regulations which significantly affect a 
transportation facility shall assure that allowed land uses are consistent with the function, 
capacity, and level of service of the facility [identified in the TSP], This shall be 
accomplished by one of the following: 
1. Adopting measures that demonstrate that allowed land uses are consistent with the 
planned function of the transportation facility; or 
Z. Amending the TSP to provide transportation facilities, improvements, or services adequate 
to support the proposed land uses; such amendments shall include a funding plan to ensure 
the facility, improvement, or service will be provided by the end of the planning period; or. 
3. Altering land use designations\ densities, or design requirements to reduce demand for 
automobile travel and meet travel needs through other modes of transportation; or 
4. Amending the planned function, capacity or performance standards of the transportation 
facility; or 

Providing other measures as a condition of development or through a development 
igreement or similarfunding method, specifying when such measures will be provided. 
C. Exceptions, Amendments to the Comprehensive Plan or land use regulations with a 
significant effect on a transportation facility, where the facility is already performing below 
the minimum acceptable performance standard identified in the TSP may be approved when 
all of the following criteria are met: 
1 The amendment does not include property located in an interchange area, as defined 
under applicable law, 
2. The currently planned facilities, improvements or services are not adequate to achieve the 
standard; 
3. Development resulting from the amendment will, at a minimum, mitigates the impacts of 
the amendment in a mariner thai avoids further degradation to the performance of the facility 
by the time of the development; and 
4: The road authority provides a written statement that the proposed funding ancl timing for 
the proposed development mitigation are sufficient to avoid further degradation to the 
facility. 

Response: A full Traffic Impact Analysis was prepared by David Evans and Associates and is 
included as Exhibit "C" of this application. Section 6,2 of the Transportation Impact Analysis 
addresses Transportation Planning Rule Compliance, 
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D. Consistency with the Comprehensive Plan Policies 

Urbanization Policies 

Policy 4: To insure orderly development in the City of Happy Valley through formulation of 
growth management policies and guidelines which will determine that development can 
occur only when adequate levels of services and facilities are or will be available, 

Response: Adequate levels of services and facilities are available to support the proposed land 
use amendment. The entire subject site is within the Portland metro urban growth boundary and 
the Clackamas Regional Center Area Design Plan boundary The Regional Center is served by 
urban-level facilities and utilities. The entire subject site (both the Clackamas County and City of 
Happy Valley parcels) are serviced by Clackamas County Fire District #1, Mt. Scott Water 
District #3, and Clackamas County (sewer) Sendee District #1. Del itJd plans for pub lit 
facilitas will be requiréd as part of the master planning process that will occur before 
development, and plans will be subject to review by service providers. 

In add' i in to ulili es and services mentioned above, transportation fac' ' ies are also adequate to 
support the proposed change to RCMU. A Traffic Impact Analysis was prepared by David 
Evans and Associates and is includ - i as Exhibit "A" of this application. For the purposes of 
analy: ig the proposed plan and zone amendments, the currently assumed mix and density of 
land uses described in the Concept Plan represent a reasonable worst case build-out scenario 
under the proposed RCMU zoning. The Traffic Impact Analysis concludes that in all scenarios 
and time periods, intersection operations can be mitigated so that City of Happy Valley, 
Clackamas County and ODOT performance standards can be met except for the follov ng 
intersections: 

• 82nd Avenue at Sunnyside Road (Midday and PM), 
• 82nd Avenue at Monterey Avenue (PM), 

At these intersections, additional traffic added by the proposed development would result in no 
measurable change in either V/C ratio or delay when compared with Background Conditions. 
Because conditions do not worsen over the Background, the requirements of the Transportation 
Planning Rule are met and the proposed development would have no impacts ft jiese locations 

Policy 5: To encourage controlled development while maintaining and enhancing the 
physical resources which make Happy Valley a desirable place lo live. 

Response: The subject site is within the Clackamas Regional Center Area Design Plan 
boundary, is adjacent to the designated Clackamas Regional Center, and currently retains the 
County zone designation of Office Commercial (OC). The current OC zoning and land use 
approvals allow for a mix of office and commercial uses. The proposed RCMU zoning would 
allow for a broader mix of uses as well as a higher intensity of development. As described in 
Exhibit D, "die synergy of different uses working together can increase the investment value and 
market value of the project. Jn a well-designed mixed-use project each use enerates addil onat 
revenue from the other uses (i.p. office users use the on-site shopping and dining, and local 
employees arc a source of additional demand for the residential space.) Similarly, the uses serve 
as amen ies for each other i a broader sense (i.e. uses can share parking and infrastructure, or 
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benefit from exposure to the v utors and customers of the other use types.)" Allowing for m"'ed 
use development on the subject site would make intensive use of a key location in an existing 
Regional Center, with excellent transportation access and visibility. Local residents w 11 have a 
range of options to combine live, work and play on-site. 

In addition, the proposed zone new RCMU d trict requires a m mum of 600,000 square feet vf 
office and commercial uses be provided within the City of Happy Valley while also allowing for 
residential development. The submitted conceptual development plan (Figure 1) shows how 
proposed RCMU zoning could be implemented on the subject site. 

Housing Policies 

Policy 45, The City shall encourage the availability ofadequate numbers of needed housing 
irnifs at price ranges and rent levels that are commensurate with thefmancia capabilities of 
Oregon households and allow for flexibility of housing location, type and density. 

Response: In addition to requiring a minimum of 600.000 square feet of office and commercial 
development be provided on the subject site, the proposed RCMU district will allow a range of 
housing types, including high-rise single-family housing and senior living units. The proposed 
PCMU district will also allow both vertical and km. ontal mixed use, inclu* ng hau^.ng above 
retail and retail uses mixed with office users. The RCMU district will help ensure that Happy 
Valley has adequate numbers of higher density housing units in a mixed-use area that can 
provide for the needs of those employed in the vicinity and that is easily accessed by the existing 
tiansportfli;"n system and transit. 

Policy 46: The City shall provide a range of housing that includes land use districts thai 
allow senior housing, assisted living and a range ofmulti-family housing products. This 
range improves housing choice for the elderly, young professionals, single households, 

families with children, mid other household types. 

Response: High density residential and senior housing are both allowed uses under the proposed 
RCMU district. The proposed rodesign&iion or the parcels that are subject to this application 
from OC to RCMU will enable a mixed use development on the site, including higher density 
residential development than what would be allowed today, if annexed 

Policy 48; The Land Development Code will be revised to comply with the Comprehensive 
Plan to allow for changes over time as the City goals and policies change 

Response: The Applicant is requesting changes to local land use requirements to support future 
development in an area that is adjacent and to the west of the existing Eagle Landing 
development. This land was part of the planning for a mult j-phased project, first approved in 
1998. The Applicant is now equesting amendments to the plans and codes thai enabled 
development so that requirements can now support an evolved planning concept (Eagle Landing 
Mixed Use Development Concept Plan) reflective of current land use needs and market 
condUi' ns. 
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Specifically, this proposal includes mod -ications to Sect in 16.23.010 (Commercial and 
Employment Districts) which establish the purpost of the new Regional Center Mixed Use 
(RCMU) zone (16.23.010.A,), permitted uses (Tablo 16.23.010-1), and development standards 
(Table 16.23.010-2 and 16.23.010.D), Proposed text amendments to Chapter 16.23 are included 
in Exhibit A in this application. The ex. ting Mixed Use Employment-Neighborhood 
Commercial (MUE-NC) district is not in use anywhere in tin City At the request of Happy 
Valley Staff, the existing MUE-NC zone will be replaced with the proposed RCMU zone and 
standards have been formatted to fit the es sting code structure. 

Land Use Element Policies 

Policy 49; To ensure orderly development in the City of Happy Valley 

Response: T1t Applicant is applying concurrently to Clackamas County and the City of Happy 
Vallej for land use designation and codc amendmerts to br applied to the Eagle Landing Plan 
Area to ensure that it can be developed a in the future as a coherent, well planned mixed-use 
development. The Applicant ultimately intends to implement a development concept as one 
planned development, at the same time meeting the requirements for jobs, hous .ig, and 
transportation performance in both jurisdictions. 

Policy 50; Ta locate land uses so as to take advantage of existing systems and physical 
features; to minimize development cost and to achieve compatibility and to avoid conflicts 
between adjoining uses. 

Response: The Applicant has a conceptual plan for the Eagle Landing Plan Area that shows 
how allowed land uses and densities, as proposed in a new RCMU land use designation, car» use 
the land to its best advantage. A key feature in tb's, a future phase of the Eagle Landing 
development, is the nroximity to existing employment in Clackamas Town Center and the K* :ser 
Sunnyside Medical Center and die availability of existing transportation systems, including 
transit and the rght rail station. The land use applications being rev swed by both the County 
and the City are »tended to provide a regulatory framework that will result in a seamless future 
mixed-use development, well-integrated with existing uses in the vicinity 

Policy 5 IE: Residential land uses will be organized to form complete neighborhoods. 
Complete neighborhoods include a variety of housing types, park and open space, a 
definable center (e.g. a park or school) and edge (e g. transportation or open space 
corridor), a mix ofuses, and a well-connected network ofstreets and pedestrian ways. The 
degree to which each of these characteristics is provided will vary with the location and 
context of the neighborhood. 

Response: While not strictly a residential land use desigi .ation, the proposed RCMU zone will 
mable the development of a complete community with a variety of housing types as well as a 
range of commercial, employment and institutional uses, open spacc and a well-connrcted 
network of streets and pedestrian ways. 
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Commercial and Employment Element 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 
¡:. ovide jabs. The City supports the development of commercial and employment uses in the 
Rock Creek Employment Area and in other areds, subject to design standards. 

Response: The Applicant is seeking the requested amendments in order to enable future 
development of an urban scale m ved use development concept next to the existing Eagle 
Lane ig development The proposed RCMU district will enable residential, office, and 
commercial development at intensities, and through appropriate mixes of uses, that can 
complement nearby employment areas, jhe proposed amendments will encourage this desirable 
type of development in this area by enabling the Appl ant to implement the Eagle Landing 
Mixed Use Development Concept Plan, covering approximately 32 acres in Clackamas County 
and Happy Valley 

Policy 54C: Happy Valley shall ensure that alt commercial and office centers are accessible 
by transit, bicyclist and pedestrians, generally as shown within the City s current 
Transportation System Plan. 

Response: The Eagle Landing Plan Area is uniquely suited for development at urban intensities 
due to its location new existing employment areas, its access to transit (bus and light rail), and 
the existence of a transportation system already improved with sidewalks and bike lanes. SE 
Stephens Koad and SE Monterey Avenue provide access to the site and both roadways are 
.nproved to urban standards. Circulation internal to the sit will be del rmined at the time cf 

master plan approval, but the Concept Plan illustrates how the roadway system might function. 
In add ion, the appl ;ant is reques.. jg an amendment to the Clackamas Regional Center Map X-
CRC-3 to extend the Local Street Grid designation on to the subject site. This designation 
requires an interconnected public or private street system that provides multi-modal access to 
all activities and uses " 

Clackamas Regional Center Design Plan Policies 

Section 1 Land Use Policies 

MapX-CRC-2 illustrates the Land Use Plan designations for the Clackamas Regional Center 
Design Plan Area. The following uses are allowed 

1.0 Mixed Use 

Mixed uses shall be allowed in the Clackamas Regional Center Design Pirn area in areas 
designated Commercial High Density Residential and Regional Center High Density 
Residential A mix of uses will be required to be master planned in Planned Mixed Use 
designated areas, 
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Response: The proposal will accommodate residential, office, retail, religious, and 
-¡ntertainment uses as envisioned in the Concept Plan. The RCMU designation requires that a 
conceptual master plan for the Eagle Landing Plan Area be prepared. The enti»- 3 subject site s 
within the Eagle Landing Plan Area; therefore, a master plan will be reviewed by the City of 
Happy Valley before the subject site can be develop 3d, 

b Section II, Land Use Policies for the CRC Design Type Area 

1.0 Within the Regional Center boundary shown on Map CRC-1, areas shall be planned to. 

1.1 Provide for high intensity development to accommodate projected regional increases in 
housing and employment, including mixed use development 
1.2 Provide for and capitalize on high quality transit service. 
1.3 Allow for a mix of land uses to support public transportation and bicycle and pedestrian 
usuge. 
1.4 Provide for the open space and recreation needs of residents and employees of the area. 
1,3 Support a multimodal street netw ork. 

Response; As illustrated by the Concept Plan, the requested plan amendment will allow for a 
high intensity mix of residential, ^nployment, and public uses projecting ratios of 2.5 people per 
residential unit and one person per 350-500 square feet for employment development, These 
uses and intensities would be permitted bv the RCMU designation that is proposed for the 
subject site. 

The subject site area will be well served by existing and planned transit. Two bus routes serve 
the area of the sub " ¡ct site, and eight bus lines currently serve the CTC Transit Center and the 
Clackamas Town Center Light rail service runs along 1 -205 between Clackamas Town Center 
and Gateway, and the South Corridor Project includes plans for light rail from Milwaukie, south 
of the subject site, to Portland, "lie current Clackamas Regional Center Area Design Plan, Map 
X-CRC-6, shows a transit network that extends into the proposed development area Transit 
service i nctudes frequent bus and primary bus services on Monterey Avenue, a conceptual loop 
transit, and a regional rapid bus that would parallel 1-205. A park & ride facility shown on Map 
X-CRC-6 at Monterey Avenue has already b«an constructed on the other side (west side) of I-
205. 

By enabling compact development, the proposed amendments support the recréât inal needs of 
r< sidents and employees as well as the multimodal street network. The Concept Plan includes a 
pedestrian mall. The roadway network illustrated in the Concept Plan provides connections 
through the subject site and at the very least will provide pedestrian and bicycle facilities as 
required by the County and City according to the functional classifications of the roadways, if 
not ennanced facilities detailed in a master plan. The Concept Plan includes several public 
plazas and Open space. The open space will help serve stormwater and public faculties purposes. 
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2.0 Planned Mixed Use 

The Clackamas County Planned Mixed Use designation and similar City of Happy Valley 
districts allow for master planning and devehpme-t of key opportunity sites in areas 
designed on Metro's 2040 Growth Concept map. Generally, because of size, location, good 
access, and proximity to supportive land uses and existing or planned transportation 
improvements, these sites can accommodate more growth them other areas and sites within 
the plan boundary, 

2.1 Create an area with a mix of land uses, both within the site itself (mix of uses) and within 
buildings (mixed uses), which: 

a. Provide for high employment and residential densities that support use of public 
transportation 
b. Protect key natural features. 
c. Provide for essential public facilities and sendees, including parks andpublk spaces, 
rf. Are accessible by all modes of transportation. 

Response; The Eagle Landing Plan Area is v h the exis lng Clackamas Regional Center 
Design Plan Boundary and partially within the current Regional Center Boundary. It is ourrently 
designated primarily for office and commercial uses. Ame:; ling the Regional Center Boundary 
to include the entire site and rezoning the site to RCMU would allow a greater n cf uses than 
are allowed within the current OC designation. 

The proposed RCMU district will accommodate the unique development opportunities of the 
Concept Plan. Preliminary development concepts identity an urban scale, mixed use ccnter with 
an estimated 2,000,000 square feet of development in the Concept Plan area and roughly half of 
this on the subject site. The plan includes residential, office, retail, religious, and entertainment 
uses in a single district. 

The RCMU zoning allows a range of housing types including high-rise condominium hous'ng 
and senior living units fo. purchase and lease. The Concept Plan envisions both vertical and 
horizontal mix of use, with housing above retail and retail uses mixed with office uses. The 
planned mix of uses results in an overall density of 157 persons per gross acre for the Eagle 
Landing Plan Area 
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Table 3 
Curfpnt Happy Valley Approval for Subject Site vs. Concept Plan Uses 

Use Cr- int ConcBot Plan 
Approval 

Residential 0 450 units 
Senior Livinp 
Condominiums 
Office 600.000 500.000 sf 
Retail 150.00C 230,000 sf 
Hotel 
Athletic Facility 

2.2 Establish through zoning required and allowed land uses, transportation improvements 
and design standards that encourage and support pedestrian-oriented streets, buildings and 
public places. Apply specific requirements to specific Clackamas County Planned Mixed Use 
sites or future applicable City of Happy Valley sites through zoning. 

Response: The purposes of the RCMu designation include to; "provide for urban development 
within the boundaries of the Clackamas Regional Center. A wide range of uses is permitted 
\ ith i the i st :t. The district is intended to create a quan fiable sustainable mixed use area 
v ith high employment and housing densities, structured parking, and significant amenities in an 
urban design that is accessible by a range of Urnsportation modes. To ensure that the mix of uses 
and urban form are consistent with the objectives of the district, master plan approval is required 
prior to development" As writte,., the RCMU district is intended to implement the planned 
mixed use policies of the Clackamas Regional Center Area Design Plan 

2.3 Apply the Clackamas County Planned Mixed Use designation or applicable City of 
Happy Valley development district within the Regional Center as shown on MapX-CRC-1. 

Response: The subject sit< s wiihin the existing Clackamas Regional Center Design Plan 
Boundary and pa.ijally within the current Regional Center Boundary. TL. Applicant is 
requesting to amend Map X-CRC-I to include the entire site within the Regional Center. As 
wrHen, the RCMU district is intended to implement the planned mixed use policies of the 
Clackamas Rej onal Center Area Design Plan 

6.0 Amendments to the Clackamas Regional Center Boundary 
The Clackamas Regional Center boundaty may be amended to include property within the 
Clackamas Regional Center and within the City of Happy Valley when all ofthe following 
criteria are met: 

6.1 The property is contiguous to the Clackamas Regional Center boundaty. 

Response; The sub; ct s;'e is v ;hin the existing Clackamas Regional Center Design Plar 
Eoundary and con. guous to the current Regional Center Boundary 
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6.2 The area is, or is planned io be, a focus ofcompact, high density development with a mix 
of uses. 

Response. The proposed map amendments enable a compact, high dens<'y development with a 
mix of uses as illustrated by the Concept Plan, The Concept Plan proposes both a vertical and 
horizontal mix of uses. The uses include senior housing, condominiums, office, retail, including 
hotel and athletic facility, a church, and a convention/community center. The density of housing 
and employment is appxoximatelyl 57 persons per acre. As showr in Table 3, there's a m c of 
uses at urban densities. 

6.3 The area has, or is planned to have, high quality transit service, and a multi-modal street 
network. 

Response; The County Comprehensive Plan outlining ths future CRC transit network is 
contained in Map X-CRC-6. The plan shows frequent bus service, 10-minul frequency on 
Monterey; primary bus service, 15-minutc frequency, on Sunnyside Road; and a loop shuttle on 
Stevens and Monterey connecting to the CRC and park and ride facility at Monterey The park 
and ride facility has already been constructed across 1-205, west of the subject site, and thus the 
Applicant is also re^* testing a correction to Map X-CRC-6 to reflect that. Specifics on existing 
transit services are contained in the Traffic Impact Anflly s, Section 3.2 Transit Facilities 
(Exhibit C) 

The roadway network shown in the Concept Plan connects the subject site to surrounding areas. 
The plan also shows several plazas and pedestrian connections through proposed conceptual 
development. Master planning for the site will need to demonstrate that the roadways provide 
adequate pedestrian and bicycle facilities pursuant to adopted standards based on roadway 
functional classification or other Clackamas County and City of Happy Valley approval criteria 

6.4 The area has, or is planned to have; a density of 60 persons per acre on iatids developed 
or planned to be developed (not including open space, parks, plazas or natural areas). 

Response: The proposed map amendments enable a compact, high density development with a 
mix of uses as illustrated by the Concept Plan The Concept Plan includes parcels in both the 
County and the City of Happy Valley. The Eagle Landing Plan Area is approximately 32 acres 
with approximately 17.7 acres in Happy Velley. County staff provided the formula for 
calculating persons per acre in the Clackamas Regional Center planning area. The ra,;os are 
listed by general land use category: 

Residential: 2,5 persons per unit 
Office: 1 person per 350 square feet of bt di-g area 
Retail: 1 person per 500 square feet of building area 

For s mplic y in this calculation, the Applicant is not taking deductions for open spaces/plazas, 
etc., because they are not required to demonstrate that the Concept Plan can achieve the 
minimum density of 60 persons pel1 acre 
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The following table lists the proposed uses by general land use category along v :th units and 
square footage. 

Table 4 
Eagle Landing Mixed Use Development Concept Plan Uses and Densities 

(Sublect Site, Happy Valley) 

Use Happy Vauey 
Ratio Total P TBons 

Residential 
Senior Living 
Condominiums 

450 units 2.5 per unit 1,125 

Office 500,000 i f 1:350 sf 1,429 
Ret^l 
Hotel 
Athletic Facility 

>30,000 sf 1:500 sf 460 

Total 3.014 

Given the subject site size of approximately 17.7 acres, the 3,014 Happy Valley residents and 
employees i ivisioned by the Concept Plan c.eate a density of about 170 persons per acre. <s 
exceeds the minimum requ ement of 60 persons per acre. 

Section X, Roads and Streets System Policies 

4.0 Congestion Performance Standards for portions of 82nd Avenue and Sunnyside Road 
located •within the Regional Center boundary shall be as follows: 

Congestion Performance Standards (Level vf Servici') 
Preferred Operatmg 
Standard 

Acceptable Operating 
Standard 

Exceeds Deficiency 
Threshold 

Mid-day orte-hotir C or better E E or worse 
Peak two-hour E first hour 

E second hour 
Ffirst hour 
E second hour 

F first hour 
F second how 

Response: The Applicant is requesting a boundary change to include the ntire subject site 
within the Clackamas Regional Center. A full Traffic Impact Analysis prepared by David Evans 
and Associates addreFc:~g compi:ance with the County's Congest n Performance Standard« s 
included as Exhibit "C" of this application. 

6.0 Provide for roadway and infrastructure improvements sufficient to support minimum 
planned development intensity and density. 
7,0 The Clackamas Regional Center Plan includes transportation and Infrastructure 
planning that identifies certain needed roadway and infrastructure improvements necesscny 
to support future development in the Clackamas Regional Center, 
8.0 These improvements; in conjunction with frontage improvements normally and legally 
exacted concurrent with development, are sufficient to support the minimum planned 
development intensity and density within the Regional Center. Developers in the Regional 
Center are entitled to rely on (he improvements that are listed as funded in the (5) Five Year 
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Capital Improvement Plan, an if they are already in place when submitting a master plan at 
the minimum densities and for approval of each phase of a mulli-phase development project. 
9.0 Amendments to the City's Comprehensive Plan/Zoning Map for any properties located 
within city limits within the Clackamas Regional Center shall not be authorized unless if is 
demonstrated thai the improvements described in Policy 7.1 and 7.2 will remain adequate to 
support planned development intensity and density for the Clackamas Regional Center 

Response; The relevant projects listed in the Clackar is County C1P (including the Monterey 
Avenue improvements between 82ftd \vcnuc and 9i Avenue and the Sunnyside Road 
mprovei^ents) have ail been Completed, For the purposes of analyzing the proposed plan and 

zone amendments ;n the Traffic Impact Analysis, the currently assumed mix and dmi ty of land 
uses described in the Concept Plan represent a reasonable worst case build-out s< nario under the 
proposed RCMU zoning. 

The Traffic Impact Analysis concludes that in all scenarios and time periods, intersection 
operations can be mitigated so that City of Happy Valley, Clackamas County and ODOT 
performance standards can be met cxccpt for the following ntersections: 

* 82nd Avenue at Sunnyside Road (Midday and PM), 
• R2nd Avenue at Monterey Avenue (PM), 

At these Lucrsections, additional traffic added by the proposed development would result in no 
measurable change i e her V/C ratio or delay when compared with Background Conditions. 
Because conditions do not worsen over the Background, the requirements of the Transportation 
Planning Rule are met and the proposed development would have no impacts at these locations 

There are existing 12-inch water lines in SE Monterey Avenue and SB Stephens Road. There is a 
12-inch line from SE Stephens Road to tax lot T1 S R2E 33DB 400. Sunrise Water Authority is 
the water prov ler and Clackamas County Service District #1 is the sewer provider. The Eugle 
Lan^ng Mixed Use Development sue Plan (Exhibit E) shows existing utilities. 

Section XVI Housing Policies 

1.0 Provide for a range and variety of housing types (size and density) and variety of 
ownership and rental opportunities, in a range of prices. 

Response: The RCMU d strict allows for a range of housing types, including hign-rise single-
far ly and sen >r .ving units. It will also allow both vertical and horizontal mixed use, including 
housing above retail and retail uses mixed with office users. The RCMU zone will help ensure 
that Happy Valley has adequate numbers of fr" ;her density housing units in a mixed-use area thai 
can pro1 de for the needs of those employed in the vicinity and that is easily accessed by the 
existing transportation system and transit. 

2.0 Encourage housing opportunities for employees in the Clackamas Regional Center 
Design Plan Area by investigating partnerships to develop ho using for workers in the area. 

Response: The proposed map amendments enable a compact, high density development with a 
mix of uses. The Concept Plan includes 865 units of senior living housing and condominiums, 
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as well as office, Tetail, and institutional uses. Much of this housing will b* available to workers 
i n the Regional Center area. 

3.0 Replace housing capacity lost in the study area by future Comprehensive Plan 
Map/Zoning Map changes. Any application for a change to the City's Comprehensive Plan 
Map/7,oningMap within the Clackamas Regional Center Design Plan Area will be 
accompanied by a demonstration of how an equal amount of housing capacity is replaced on 
another site, or constructed on the site as part of a mixed use development to be located 
within the Clackamas Regional Center Design Plan Area. 

Response: The current zoning on the subject site is Office Commercial, therefore there is no 
potential loss of housing capacity with the «¡designation of this site to RCMU. 

E Compliance with Regional Plans 
Under the Metro Charter and stale Jaw, cities and counties within Metro's boundaries are 
req [red to be consistent with Metro's adopted Urban Growth Management Functional Plans and 
the Regional Framework Plan, This document demonstrates that the proposed Eaglf Landing 
Mixed Use Development Concepl s in conformance with Metro Plans, 

2040 Growth Concept 
Metro adopted the 2040 Growth Concept in 1995, It is a concepl of land-use and 
transportation policies that allows Metro and the metropolitan area cities and counties to 
manage growth. The Growth Concept states the preferred form of regional growth and 
development: to contain growth within a carefully managed Urban Growth Boundary. The 
Growth Concept is an integrated set of objectives, which guide all implementing policies in 
the Charter-required Regional Framework Plan. The 2040 Growth Concept identifies ten 
urban design types as the "building blocks" ofthe regional strategy for managing growth. 

1. Central Cily^downtown Portland 
2. Main Streets-traditional commercial identity I'm \d to the immediate neighborhood 
3. Regional Centers-centers of commerce and local government services serving a 
market area of hundreds of thousands ofpeople, with compact employment and housing 
development sewed by high-quality transit-Clackamas Town Center is one of eight 
Regional Centers 
4. Town Centers-provide localized services to tens of thousands ofpeople within a two-
to three-mile radius, well served by transit 
5. Station Communities-development centered around a light-rait or high-capacify-
t'-ansii station 
6. Neighborhoods-inner neighborhoods are slightly more compact and outer 
neighborhoods have slighlly larger lots and fewer street connections 
7 Corridors-major streets that serve as key transportation routes for people and goods\ 
served extensively by transit 
8. Industrial areas andfreight terminals-hubs for regional commerce, and for truck, 
marine, air and rail cargo with access centered on rail, the regional freeway system and 
key roadway connections 
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9. Rural reserves/open spaces-Rural reserves are lands outside the UGB that provide a 
visual andphysical separation between urban meas and farm andforest lands Open 
spaces include parks, stream and trail corridors, wetlands andjloodplains 
10. Neighboring cities/green corridors—communities that have a significant number of 
residents who work or shop in the metropolitan area 

Response; Metro identifies Clackamas Town Center as a regional center in the 2040 Growth 
Concept, The proposed amendments to the Happy Valley Development Code, Clackamas 
Pegional Center Design Plan and Happy Valley Comprehensive Plan/Zoning Map are consistent 
v :th Metro's regional strategy for managing growth, The propc.. d amendments are consistent 
with, and indeed support to a greater degree existing local requirements, Metro's goal of 
compact employment and housing development served by trans is also addressed fay the 
proposed amendments. They will provide the policy and regulatory framework that enables the 
Eagle Landing Mixed Use Development Concept Plan (Figure 1), This concept plan en sions a 
vertical and horizontal mix of uses with an overall density of 157 persons per acre, including 
430,000 square feet of retail, 730,000 square feet of office, 865 units of residential, and 
institutional uses. The area is well served by existing transit and light rail service, The South 
Corridoi Project includes plans for light rail From Milwaukle, south of the subject í e, to 
Portland 

Regional Framework Fiart 
Metro originally adopted The Regional Framework Plan in J997 and amended it in 2005, 
The Oregon Land Conservation and Development Commission acknowledged the Regional 
Framework Plan and its implementing ordinances on December 8, 2000. The plan unites all 
ofMetro's adopted land-use planning policies and requirements. While the Urban Growth 
Management Functional Plan sets out requirements for cities and counties, the Regional 
Framework Plan directs Metro's efforts to manage the impacts of growth through an 
integrated set of planning policies. The Plan establishes "Fundamentals, "eight values that 
synthesize the 2040 Growth Concept and regional policies. The Regional name work Plan 
builds upon the Fundamentals to establish policies on land Use, transportation, parks and 
greenspaces, water and air quality, natural hazards planning, and management and 
implementation issues. Implementation of these policies is through the Urban Growth 
Management Functional Plan and Chapter 3.01 of the Metro Code (Urban Growth 
Boundary). 

Response: Because the Urban Growth Management Functional Plan implements the Regional 
Framework Plan policies, the consistency of the proposed amendments with the Regional 
Framework Plan is addressed below, in the responses regarding it s consistency with the Urban 
Growth Management Func Dnal Plan. 

Urban Growth Management Functional Plan 
Urban Growth Management Functional Plan establishes specific requirements and tools for local 
governments to help the region meet the growth management goals established in the 2040 
Growth Concept. The Urban Growth Management Functional Plan is Section 3.07 of the Metro 
Code. Code sections are not addressed snecifically unless they directly pertain to the proposal. 
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Title 1 (Metro Code Sections 3.07.110 - 3.07.170) 
Requirements for Housing and Employment Accommodation - This section of the Functional 
Plan facilitates efficient use of land within the Urban Growth Boundary (UGB), Each city 
and county has determined its capacity for providing housing and employment which serves 
as their baseline and if a city or county chooses to reduce capacity in one location>, it must 
transfer that capacity to another location. 

3.07,170 Design Type Density Recommendations 
A. For the area of each of the 2040 Growth Concept design types, the following average 
densities for housing and employment are recommended to cities and counties. 
Regional Centers - 60 persons per acre 

Response: The proposed text and map amendments enable a mixed use development like that 
illustrated by the Concept Plan. Given the subject site size of approximately 17,7 acres, the 
3,014 Happy Valley residents and employees envisioned by the Cone pt Plan create a dens .y of 
about 170 persons per acre. This exceeds the minimum requirement of CO persons per acre. 

Title 2 (Metro Code Sections 3.07.210 - 3.07.220) 
Regional Parking Policy - The Metro 2040 Growth Concept calls for more compact 
development to encourage more efficient use of land, promote non-auto trips and protect air 
quality. In addition, the federally mandated air quality plan adopted by the state relies on the 
2040 Growth Concept fully achieving its transportation objectives. This title establishes 
regionwide parking policies that set the minimum number of parking spaces that can be 
r quired by local governments for certain types ofnew development. It does not affect 
existing development, Parking maximums are also specified. By not creating an over supply 
of parking, urban land can be used most efficiently. 

Response: The proposed map amendments enable a compact, high density development > th a 
mix of uses. As shown n Figure 1, the Concept Plan includes structured parking, As will be 
required for conceptual master plans submitted under the RCMU district, the Concept Plan 
icludes p deslrian pathways to ensure walkability within the subject site and connections to 

adjacent development and multi-modal facilities. The plan envisions compact development of 
vertically and horizontally n ted retail, residential, office, and institu"onal uses with a deni.ly of 
approximately 170 persons per acre in the subject site. 

Title 3 (Metro Code Sections 3.07.310 - 3.07.370) 
Water Quality, Flood Management and Fish and Wildlife Conservation 

Response: According to the Clackamas County mapping system (CMap), all parcels on the 
subject site are Jentified as "lower risk" oi "lowest risk" for earthquake, "likely not in a flood 
zone," and "moderate risk" or "lowest11 risk for wildfire. There are no slopes over five percent on 
the subject site. The subject site is not within 50 feet of a stream. No regionally significant fish 
and wild habitat areas are dentified on or near the sub >ct site. 
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Title 4 (Metro Code Sections 3.-07.4JO - 3.97.440) 
Industrial and Other Employment Areas - Title 4 places restrictions of certain uses in three 
designations on the 2040 Growth Concept Map. Regionally Significant Industrial Areas, 
Industrial Areas, and Employment Areas, 

Response: The subject site is not within a designated Regionally Significant Industrial Area, 
Industrial Area, or Employn ;nt Area on the 2040 Growth Concept map: therefore this title does 
not apply 

Titie 5 (Metro Code Sections 3.07.51 U-3.07.S40) 
Neighbor Cities and Rural Reserves 

Response: The subject site is not in a neighbor city (Canby, Sandy and North Plains) or near a 
Rura' Reserve; therefore this title does not apply. 

Title 6 (Metro Code Sections 3.07.610 - 3.07.650) 
Central City, Regional Centers, Town Centers and Station Communities The intention of 
Title 6 is to enhance the Centers designated on 2040 Growth Concept Map by encouraging 
development in these Centers. Metro will work with rifies and counties to implement 
development strategies which will include an analysis of the barriers to development, an 
accelerated review process for preferred types of development, an analysis of incentives to 
encourage development and a program to adopt the incentives. Cities and counties are 
encouraged to site government offices in Centers and are required to report on the progress 
nade in their Centers to Metro every two years 

Response: The Eagle Lan<*'ng Plan Area is partially v;thin the Clackamas Regional Center, and 
the Applicant proposes to amend thft Happy Valley comprehensive plans and zoning ordinance 
to; elude the entire site within the Clackamas R ponal Center in order to develop the subject 
si i as one integrated, master planned, high-density, transit-oriented, mixed use development. 
The proposal will implement' tie 6, 

Title 7 (Metru Code Sections 3.07.710-3.07.760) 
Affordable Housing • This section of the functional plan will ensure that all cities and 
counties in the regio.i an providing opportunities for affordable housing for households of 
all income levels. The intent of Title 7 is to provide a choice of housing types, reduce barrt&rs 
to sufficient and affordable housing for all income levels in the region, create housing 
opportunities commensurate with the wage rates offobs available across the region, initiate 
a process for addressing current and future needs for affordable housing, and reduce 
concentrations of poverty. 

Response: No housing capacity will be lost within the Clackamas Regional Center. The 
Concept Plan will provide 865 units within the Regional Center (450 units on the subject site and 
415 within the remainder of the Eagle Landing Plan Area). 
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Tjth 8 (Metro Code Sections 3.07.810-3.07.89C) 
Compliance Procedures 

Response; This title establishes compliance procedures for cities and counties. It does not apply 
to master plan or development proposals 

Title 9 (Metro Code Sections 3.07.910-3.07.920) 
Performance Measures 

Response: This title relates to Metro's assessment of progress towards implementation, and does 
not apply to this appi .ation. 

Title 11 (Metro Code Sections 3.07.110S - 3.07.1140) 
Planning far New Urban Areas - The purpose of Ihis title is to guide planning ofareas 
brought info the UGB for conversion from rural to urban use. 

Response: The enure subject site h withir the urban growth boundary (UGB). Therefore, this 
title does not apply. 

Title 12 (Metro Code Sections 3.07.121» - 3.07.1240) 
Protection ofResidential Neigtiborhpoas - The purpose of (his title is to protect the region's 
existing residential neighborhoods from oh and water pollution, noise and crime, and to 
provide adequate lewis of public services, 

Response: The Eagle Landing Plan Aret is bounded by the Gethsemane Cemetery and Eagle 
Landing Golf Course to the north, 1-205 to the west, Kaiser Medical Center to the south, ana 
open space and residential development to the cast. As illustrated by the Concept Plan, 
development in this location could provide a mixed-use buffer between the transportation 
corridor, employment uses, and the residential neighborhoods in the vicinity. Implementation of 
the Concept Plan would provide amenities suqh as the athletic/recreation facilities, a 
convention/community center, trails, parks, and public plazas and meeting spaces for the 
surrounding neighborhoods. 

Title 13 (Metro Code Sections 3.07.130 - 3.07.1370) 
Nature in Neighborhood. The purpose of this title is to Conserve, protect and restore a 
continuous ecologically viable sireamside corridor system that is integrated with upland 
wildlife habitat and the surrounding urban landscape 

Response: The suuject site is not near a stream. Areas within the subject s ite and the Eagle 
Landing Plan Area that are not developed would provide parks and open space, including natural 
storm water storage and treatment. 

P. Statewide Planning Goals and Transportation Planning Rule 

The roundation of Oregon's program for land use planning is the 19 Statewide Planning Goals 
that express the state's policies on land use and on related topics. The Oregon Land Conservation 
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and Development Commission has acknowledged the Clackamas County Comprehensive Plan 
and the City f Happy Valley Comprehensive Plan as consistent with the Statewide Planning 
Goals. This document oomonstrates the Eagl< Landing Mixed Use Development Concept's 
consistency with the Statewide Planning Goals. 

Goal 1 Citizen Involvement 
Goal 1 calls for ''the opportunityfor citizens to be involved in all phases of the planning 
process, "It requires each city and county to have a citizen involvement program containing 
six components specified in the goal. It also requires local governments to have a committee 
for citizen involvement (CCI) to monitor and encourage public participation in planning. 

Response: The Happy Valley Comprehensive Plan and Development Code amendments, as 
well as the subsequent master plan approval process, will follow Happy Valley land use 
procedures, whicl ncludc public involvement components that spnsfv the requirements of Goal 
1. 

Goal 2 Land Use Planning 
Goal 2 outlines the basic procedures of Oregon's statewide planning program. It says that 
land use decisions are to be made in accordance with a comprehensive plan, and that 
suitable "implementation ordinances" to put the plan's policies into effect must be auapted. It 
requires that plans be based on "factual information"; that local plans and ordinances be 
coordinated with those of other jurisdictions and agencies, and that plans be reviewed 
periodically and amended as needed. Goal 2 also contains standards for taking exceptions to 
statewide goals. An exception may be taken when a statewide goal cannot or should not be 
applied to a particular area or situation. 

Response: The Applicant is proposing amendments to the Happy Valley Comprehens1 e Plan 
and Development Code and maps to bring the entire subject site within the Clackamas Regional 
Center (CRC) boundary, and so that all the parcels within the subject site would be consistently 
zoned as regional center mixed use (RCMU). The rest of the Eagle Landing Plan Area is located 
within luiincoiporated Clackamas County, and the standards for the PMU and RCMU 
designations are consistent between both Clackamas County and the City of Happy Valley. The 
proposal changing the subject site land use designations to RCMU and aSsou ated map 
corrections do not require an exception to any Statewide Planning Goal-
Goal 3 Agricultural Lands 

response: The subject site is not on land dec.^nated as agr ¡ullural by the C:ty opHappy Valley. 
Thr efore, th«« goal does not apply. 

Goal 4 Forest Lands 

Response: The subject site is not ou land designated as forest by the City ofHappy Valley 
Therefore, this goal does not apply. 
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Goal 5 Open Spaces, Scenic and Historic Areas and Natural Resources 
Goal 5 covers more than a dozen natural and cultural resources such as wildlife habitats and 
wetlands. It establishes a process for each resoura 'o be inventoried and evaluated. If a 
resource or site is found to be significant, a local government has three policy choices: 
preserve the resource, allow proposed uses that conflict with it, or strike some sort of a 
balance between the resource and the uses that would Conflict with if. 

Response: The City of Happy Valley has noi dentificd Gosl 5 resources on the subject si' 

Goal 6 Air, Water and Land Resources Quality 
This goal requires local comprehensive plans and implementing measures to be consistent 
with state and federal regulations on matters such as groundwater pollution. 

Response: This goal applies primarily to :ocal governments. Any potential environmental 
quality impacts associated with developing the subjr :t site will be considered at the time of 
master plan approval and/or development review. For now, the Concept Plan illustrates 
pedestr3c:n-o]' snted elements to reduce driving and p'r pollul >n in the district and open space to 
help with natural stormwater storage and filtral on. 

Goal 7 Areas Subject To Natural Disasters and Hazards 
Goal 7 deals with development in places subject to natural nazards such as floods or 
landslides, ¡(requires that jurisdictions apply "appropriate safeguards" (floodpiain zoning, 
for example) when planning for development there. 

Response: Accor<"ng to the Clackamas County mapping system (CMap), all parcels on the 
subject site (both in Clackamas County and the City of Happy ValLy) are listed as "lower risk" 
or "lowest risk" for earthquake, "likely not in a flood zone," and "modei ate risk" or "lowest" ask 
for wildfire. There are no slopes over five percent on the sub set s e. 

Coal 8 Recreation Needs 
This goal callsfor each community to evaluate its areas and facilities for recreation and 
develop plans to deal with the projected demand for them, ft also sets forth detailed 
standards for expedited siting ofdestination resorts. 

Response: The Concept Plan tnat is enabled by adopting the RCMU land use designation 
includes oub?^ recrei onal faci ties such as trails, paries, plazas, meet g spaces, and a 
convention/pw.TunUnity center that would sen e the area, The Concept Plan is not a proposed 
destination resort, 

Goal 9 Economy Of The State 
Goal 9 calls for diversification and improvement ofthe economy. It asks communities to 
inventory commercial and industrial lands, project future needs for such lands, and plan and 
zone enough land to meet those needs, 

Response: The puipose of the proposed map amendments is to enable a compact, high density 
development with a mix of uses. Johnson Reid, LLC prepared an Analysis of Employment and 
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Impacts of Mixed- Uses at the Eagle Landing Development (Exhibit D). The analysis found that 
"Due to the greater concentration of uses, the proposed n xed-use development has the potential 
to house significantly more employment over a traditional development, offering more 
employment opportunities to re„dents of Eagie Landing as well as Happy Valley and 
Clackamas. The report also found that ..a mixed-use development may also acl eve build-out 
sooner than disparate single uses, which would bring employment to the site more quickly." The 
development of the Concept Plan is < tpeoted to provide 7,500 construction and at least 3,000 
permanent jobs. The number of permanent jobs could be as much as 30% h.jher £ /en new 
higher density formats for retail and office uses thai are expected to loeate within Eagle Landing, 

The Johnson Reid analysis also found that: 
A mixed-use development has the potential to achieve greater density, more built form, at a 
higher property value relative to traditional development. This combination should increase 
the property's assessed value, and there/ore promise enhanced tax revenues overtime for 
local tax districts 

The higher achievable rent and price levels found in mixed-use development will tend to 
correlate with higher-wage office employment, higher-end retail, and higher duality of 
residential development. 

The transformational goal of the Eagle Landing project is to create an emerging lifestyle that 
offers a creative and entrepreneurial atmosphere where business can thrive and tnova on can 
flourish. This is in part because the design concept encourages housing to be built closer to 
where people work and shop, which will facilitate and encourage wellness in a "5 minute walk-
able" community. The Concept Plan calls for 430,000 square feet of retail, 730,000 square feet 
of office, 865 units of residential, institutional uses, as well as walking trails, public parks and 
meeting spaces, and parking could be located on the subject site. The size, accessibility, and 
locaf:on of the subject site and Eagle Landing Plan Area are unique in the region. There arc no 
other dcvelopable/redevelopable areas of more ihan 30 acres in such close proxin ty to an 
interstate highway, light rail, bus network, major retail center (Clackamas Town Center and 
Promenade), and major employer (Kaiser Sunnyb.de Mecical Center). 

Goat 10 Housing 
This goal specifies that each city must plan for and accommodate needed housing types, such 
as multifamily and manufactured housing. It requires each city to inventory its buildable 
residential lands, project future needs for such lands, and plan and zone enough buildable 
land to meet those needs, It also prohibits local plans from discriminating against needed 
housing types. 

Response: The City of Happy Valley has an acknowledged Comprehensive Plan containing 
housing policies consistent with Goal 10. This proposal demonstrates compliancc with these 
policies in earlier sections of this report. As noted previously, with the proposed amendment to 
RCMU, no housing capacity will be lost within the Clackar 15 Regional Center. As enVJS: >ned 
by the Concept Plan, the Eagle Landing Plan Area would provide 865 units. 
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Goal 11 Public Facilities and Services 
Goal 11 calte for efficient planning ofpublic services such an sewers, water, law 
enforcement, andfire protection, The goal's central concept is that public services should to 
he planned in accordance with a community's needs and capacities rather than, be forced to 
respond to development as it occurs 

Response: The subject site is within the Portland Metro UGB and the Clackamas Reg rial 
Center Area Design Plan boundary, and a portion of the subject site is currently \ thin the 
designated Clackamas Regional Center (CRC) boundary. The regional ccnter is served by urban-
level facilities and utilities. The subject site is served by Clackamas County Fire Districl t), Mt. 
Scott Water District #3, and Clackamas County (sewer) Service District #1. When the Appl ant 
applies for master plan approval and subsequent development permits for the Concept Plan, they 
will meet or exceed Happy Valley requirements for service and utility provision. 

Goal 12 Transportation and the Transportation Planning Rule 
The goal aims to provide "a sqfe, convenient and economic transportation system. "It asks 

for communities to address the needs of (he "transportation disadvantaged." 

Response; A Traffir Impact Analysis was prepared oy David Evans and Associates ana is 
included as Exhibit "A" of this application. Section 6.2 of the Transportation Impact Analysis 
addresses Transportation Planning Rule Compliance. For the purposes of analyzing the 
proposed plan and zone amendments, the currently assumed mix and density of land uses 
described in the Concept Plan represent a reasonable worst case build-out scenario under the 
proposed PMU6 zoning. The Traffic Impact Analysis concludes that in all scenarios and time 
periods, intersection operations can I s mitigated so that City of Happy Valley, Clackamas 
County and ODOT performance s tana aids can be met except for the following intersections' 

• 82nd Avenue at Sunnyside Road (Midday and PM), 
• 82nd Avenue at Monterey Avenue (PM), 

At these intersections, additional traffic added by the proposed development would result in no 
n easurable change in e (.her V/C ratio or delay when compared with Background Conditions. 
Because conditions do nc.. worsen over the Background, the requirements of the Transportation 
Plan "ng Rule are met and the proposed devdopm it would have no impacts at these low ons, 

In addition, the ares is well served by exis ng transit, wi'h eight bus lines currently serv^ig the 
Clackamas Town Center and CTC transit center, Two bus routes serve the area of the subject 
site, all wheelchair-accessible. Light rail service runs along 1-205 between Clackamas Town 
Center and Gateway. The South Corridor Project includes plans for light rail from Mihvaukie, 
south of the subject site, to Portland. Details on existing transit seivices are contained in the 
Traffic Impact Analysis, Section 3.2 Transit Facilities 

Goal 13 Energy 
Goal IS declares that "land and uses dewloped on the land shall be managed and controlled 
so as to maximize the conservation of all forms of energy based upon sound economic 
principles." 

City of Happy Valley Land Use Application - Novembei iT, 2011 
31 



Eagle Landing Veritas Investment Company, LLC 

Response: The purpose of the proposed map amendments is to enable a compact, high density 
development with a mix of uses as illustrated by the Concept Plan, The location of the subject 
sit< and the design of the Concept facilitate energy conservation in terms of transporte an. Three 
bus routes serve the area of the subject site and light rail service runs along 1-205 between 
Clackamas Town Center and Gateway. The Concept Plan includes pedestrian pathways 
connecting destinations within the subject site, as well as connecting the subject : te to the 
surrounding area and the t ans1 system. 

Goal 14 Urbanization 
This goal requires cities to es! ¡mate future growth and needs for land and then plan and zone 
enough land to meet those needs. It calls for each city to establish an "urban growth 
boundary" (UGB) to "identify and separate urbanizable land from rural land. " li specif es 
seven factors that must be considered in drawing up a UGB. It also lists fcur criteria to be 
applied when undeveloped land within a UGB is to be converted to urban uses, 

Response: The subject site is within the Portland metropolitan area UGB. The purpose of the 
nroposcd map amendment to enable a compact, 1 jh density development w ' h a mix of uses 
as illustrated by the Concept Plan. The Concept Plan proposes a vertical and horizontal mix of 
uses at an urban density of approximately 143 people per acre for the subject site 

Goal 15 Willamette Greenway 

Response: The subject site is not in the ricinity of +he Willamette River; therefore Goal 15 does 
not apply. 

Goals 16 - 19 
Goal 19 Esttiarine Resources, Goal 17 Coastal Shor elands, Goal 8 Beaches and Dunes, 
Goal IP Ocean Resources 

Response: The subject site is not in the near tlie ocean or in a coastal area. Therefore, Goais 16 
through 1S do not apply. 
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Chapter 16.23 Co mine rein I And Employment Districts 

16.33.010 Mixed Use Commercial and Employment Districts 

A. Purpose 
1, Mixed use commercial (MUC). Mixed use commercii will provide for convenience commercial needs 

of residential neighborhoods and office workers in locations a c c e n t to and mixed in " i l h residential 
and office areas The location of services and offices near residential units and major transportation 
networks should promote use or alternative modes of transportation such as bus rldcrship, bicycle and 
pedestrian activity. Retail uses should be primarily loc sd on the ¿round floor to .icoura&e an 
interesting and active s.reetscape. Buildings should be oriented towards the street or accessway with 
clearly marked entrances Blank Frontage walls at street level are discouraged. Development boundaries 
and patterns ore not defined by type qf uv (i.en retail imd off^ c); instead the district allows a Vftrlfity of 
permillcd uses to occur throughout the commercial districc. The commercial uses fine meant to provide » 
concentration of commercial and office y jes to create an act'we area. 

2, Mixed use employment (MUE). The mixed use employment district will provide for development of 
of fkc , employment and medium density residential uses, The MUE neighborhood commercial sub 
district provides for neighborhood scale retail needs. 

3, dUG neighbor!) »¿»ftrttmi«rcla! (N,uE • NC) sub diatrivu ... jrdm to provide wti»l uses whieh serve-
4te-snmninding-..^ielit>oflioodtiiitid employment afenu of lhaMUB diatHctrthPncigliborfiOoa 
comiT'creial aub diatriot eataH 1->s uaca and jstnndards for the development of eomtr "ratal and 
residential uses with gee4 .isibility from ntleiials^ collectors and loeol 'Strtw within theh"~'5'disirict. 
licgioiiBl center mixed use fRCiVHH. The regional renter mixed use clislrnl will provide for urbar 
development with!:, the boundaries of Hie Clnduunas Regional Center . A wide ranee of uses Is 
permitted Within the district. Tbe district fa Intended tn create n nuantiliable sustainable mixed 
use area with high employment and housing densities, s tructured parking, and 'gniflcant 

the mix of uses and urbi ti form are consistent with the objectives of the district, master ulan 
approval is reouired nr ic r (o development. The RCMU District implements the wlanned mixeii 
use no lie its of the Clackamas Regional Center Area Design Plan. 

B. Permitted Uses 
Tnble 16.23.010-1 identifies the land uses (liar are allowed in llic MUC, MUE and MUE NC RCMU Districts. 

Tabic 16.23.010-1; Mixed Use Districts: Permitted Uses 
MUC, MUE and J w 6 - N € R £ M I 

P-Pcrmitted; OCondftional Use; X=P«Jiibitetl 

Use 
M t f O MUf l 

M U E ' NC 
WttlHtistriet 

RGMtJ1 

Comincrf lf t l -Refni l Uses 
An tind craft supply sioius, studios P P* P 
Bakeries P " P+ P 
Banks, savings and loan associations. loan companies. ATM» P P* P 
!Barber shops beauty sulans P P r P 
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Use 
. f U C M U E 

MTTF. Nf 1 wj n THU 
iTnl. u u u u u i i m 

R C M U 1 

Hid and breakfast Inns P P* P 
Bicycle gales, supplies- repair service P p* P 
Rook stores c c e p 
Camera stores p F p 
CoiToe shops, enfiss, sandivid; sliops and delicatessens p r p 
Drug store.« p pv p 
Drj - clcaners arid tailors 1" p* p 
Florists p p* p 
Hardware and p^irdcn supplies p i " p 
Home furnishing stores p - P * p 
Gift stores p p* ' p 
Grocery, food, specially foods, and produce stores p • j r — p 
Hotels p P* J p j 
Indoor health and rccrention facilities, such as mcqiiuttmll 
rourt, gjtnnasiums, health and exercise spas, swimming pools, 
and similar uses arc* Associated facilities. 

p p* p 

Exercise arid tanning studios p p 
Interior decorating shops, sales and service p P< p 
Laundromats p 1" p 
Music shops, sales and service r pi p 
Oplometr}1 and optical goods, sales und seivice p P+ p 
Photo finishing, photography studios p r p 
Rental stores, without outdoor storage p P1 p 
lU'st am ai ils fnfl s c n i c c p p* p 
Restaurants—Drive through p c e £ 
Apparel mid secondhand stoies p p 
ierviceslal ions c c c 
Shoe sales iind repair stores p I * P 
Sporting goods, sales and scivice p - p i - p 
Stationary stores p • p . p 

Tnverns, hnrs and cocktail lounges (prohibited 1,500 feet from 
school uses) 

c c c 

TJientets or assembly halls c c 
yogurt and ice Cieam stores p p* p 
Vehicular service p p* P 
Veterinarian sei-yices and pet supplies p 1* P 
Video rental stores c c e n 
Helm"! end service commercial uses similar to those tibovc but 
not listea elsewhere in this section upon administrative 
determination through Hie design review proces«?. 

p P* p 
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Use 
tVïlJË 

ftffifi N C 
Subdn t r i e t 

H C M U ' 
C o m m e r c i a l - O f f i c e s 
Professional and administrative offices I3 P P 
Medicul cilTieR buildings P P P 
Residential 
Low Density' P P P 
Medium mid I Hgh Density'1 [No re: Mixed use buildings with 
residential and commercial arc allowed in addition to single 
use residential buildings.) 

P X HP 

Senior housing P p P 
Home occupation (Section 16.(19.020) P p P 
Industr ia l 
Manufacturing mid production X p 
industrial service* X p X 
PJex-spnce X p X 
Wholesale snlos X p X 
Insti tutional 
Churches, synagogues* lempjes or places of ivnrshjp c c e p 
Public park, usable open space c c e r 
Public and private schools (includes day e*re} c c 
Commercial Day care centers {ad.iU and child care facilities]! p p'1 P 
Community service p p P 
Civil- Uses 
Libraries, post offices, community centers, etc. p p I' 
O the r 
Construction of new streets and roads; including the extensions 
o f existing street« and roads, that are Included with the adopted 
transportation system plan 

p p P 

Wireless communication facilities Per Chapter 
16.44.020 

Vet Chapier 
IM4.Ö20 

Per Chapter 
16.«M.020 

NOTES: 

s tandards in Section 16.23.01 O.P. 
2) Low density multi-family residential shall be developed tit accordance with the standards of the MUR-IW I 
lisirict. 
) Medium density multi-family residential shall be developed in accordance with the standards of the MUR-

M2 district and high density multi-family residential shall be developed in accordance with the standards of the 
tal)R-MJ district. 
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C. Development Standards. The development standards in Table 16.23.010-2 apply to all uses, structures, 
buildings, and development in tlic M1JC, MUO and A4»R-NeRCMUDis t r ic t s . 

Tab le 16.23.010-2: Development Standards for JVlUC, M U E and M U E NC RCMU 

Standard 
M U C MUE 

MUfi -NG 
M U C MUE 

R C M U 
Residential Density; ' 

Low Density (maximum) 24 du,'net acre 24 du/nct acrc NA-24 du/net acre 
Low Density (minimum) 

Medium Density (maximum) 
15 duAiet acre1 

31 din'net acrc 
15 du/nct acre5 

NA 
NA-15 du/net acre® 
HA-24 du/net acre 

Medium Density (minimum) 25 du/nct acre" NA NA-2S du/net nere J 

High Density (maximum) 50 du/nct acre NA NA-50 du/net acre 
High Density {minimum) 35 du/net acre1 NA NA-35 du/net ncreJ 

Lot Size (minimum) Variable' Variable5" 
Variable 3 

Lot Width (minimum) Variable' Variable' Variable3 

I .ot Depth (minimum) Variable' Variable'1 Variable3 

f l o o r Area ratio 
Nonresidential FAR (minimum) 0.25:1'' 0 .23: t J 0.25:1* 
Nonresidential FAR (maximum) 5:1 2;1 

FAR tor mixed use building with 
residential uses (minimum) 0,25:1 0.25; 1 0.15:1 

FAR for mixed use building with 
residential uses (maximum) 5:1 3:1 s a 

Landscaping (minimum) Variable* Variable* Variable1 

Building Setbacks (minimum): Variable1 Variable" Variable* 
Building Height (maxiinuin) <i5 f e e t ' 65 feet J 65-feet Var iab le 3 

NOTES: 
1 ) Density calculations shall be made pursuant to Section 16.63.020,F. 
2) Minimum density of eighty (80) pcreent of cadi sub-are» is required. 
3) Building height is measured pursuant to Chapter 16.12 Definitions. Standards are flexible and sluill be 
determined through (he master plan process or a design review. 
4) Must include a shadow plan to establish future development. 
5) Pursuant tu Section Ifi.42.030, fifteen (15) percent of the net developable area must be usable open space. 

D, Additional Standards for the MUIi NC sub district. R C M U district . 

L Location 

The R C M U district may only be located within the boundar ies of Hit Clackamas Regional Center 
and in II v unlv be applied to land within the Eagle Land ing Plan Area as designated on Ha inn 
Vnllcv Comprehensive Plan Man X-CKC-2 (as amended 1. 
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2. Mas te r Plan R»aui red , 
fi. T h e R C M D distr ict il a r i a m a i ' Mixed Use nre« ?ud Is subjec t to the m u t e r plan 

it-n ni remeni* tif Cli.i pier U).fi5 cuct-ct ns nmilifibd by tilts scctian. 
The master plan ihnll ¡»elude Ilic ent i re Cuele Landing f i n n Arca a- designated on L«m>\ 
Vnltev tonirircl ioli i lve Phi 11 M h o V C H C - 2 fas a mend fi l l 

3 . M i l of Uses Required , 

Hi A wilt of uses is reniiireil. At 1 minimum the following uses shall he nccom 111 minted within the 
muster 11 Imi: 
0 ) 584 dwelling units within tlie Kaglc l e n d i n e Plan Aren-
a i 600.000 sou ••<• feet of office or commercial development within the R C M l l distr ict . 

4. Phasing T*lan. Fo r multl-nliascd 1 
achieved in phases, p Development Plmsini! Plan t h a n be submitted as n p a r t of t he mas te r m a r 
application 
a. The Development Phasing r i a n shall demonstra te : 

JJJ How the r epa i red mix of uses will be provided t h ' o u e h phasing, including the approximate 
ocntions, amount in anunrc feet fa s i te range may be provided^. and t iming of eaeli use. 

funct ion, a f t e r t he completion of each phase a n d full iming complete build-out o f i l i e 
development site. 

(}) If fi glie rangefs) far a usetsl Is provided, the Development Phasing Plan shall demons t ra te 
now both the min imum and maximum amounts enabled |ry jfas range meet the 

The Development Phasing Plan shall also Identify In what order and how proposed nubll< 

project will be constructed, dedicated or reserved 

5¡, Development S tanda rds . T h e 1 i s t e r ill an for the Ragle Landing P lan Area shall be designed to 
imakP l f f l t til£ BttiMSS BC.4 d s m s a i s B f Í h í m'opted C|py | tamas Regional Center Arca Pesian Plan. Jn 
a M i i a a . *he mas ter plan grid subsequent develonment within t he R C M l l district shall be subject j c 
the fallowing s t anda rds : 

i buf fe r ing . W h e n existing residential uses a r e Ideated ad jacen t to ft RCMU mas te r p lan Site, 
such uses shall be buf f - r ed f rom the R C M U master nlfla sit- with l a n d s c n e d buffers or by the 
location of streets, uarlts. " lazas, greenwavs. or lower density residential uses in the R C M U 
master plan. 

fet &££BE M d Circulat ion. Circulation on site must meet the minimum requi rements stiawn on 
the Urban Design Elements man , and In addit ion: 

f » In te rna l Circulat ion; *11n te rna l circulation system shall include n ne twork of public. 
pr ivate and internal streets. Pr iva te « t r ee» shall function like focal streets, with curbs , 
jtMewalks pr raised walking surfaces on both sides, street t rees, pedestrian scale lighting. 
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and connections fa s tale . co f> tv or public streets . This internal street network shall create 
developable sites defined bv streets. 

In addit ion, t he intern«! circulntion system may include a r ange of Secondary facilities. 
Including service roads, driveways, dr ive a isles, and p.ther similar facilities. The overall 
intent Is to provide a pat tern of access and circulation tha t provides a cliair nnd lngicfll 
network of p r ima ry streets tha t have pedestrian orientation pnd am enjties. A secondary 
network yf pedestr ian ways „ad vehicular circulation will a u p n l t m e r ' this system 

(2) f>rive^avs: In te rna l driveways »hall not he located between building» nnd the streets to 
which bul ldlne ent ra i w e oriented. 

(3) On sit eet parking; Park ing in the t ravel v . , . m - y be provided on Private or lute, nal 
streets. This p a r k i n g will not ctnint as surface park ing under the maximum narking /a t io 
• enti t lements of Section Hi.43.C30. b u t m a t be counted toward minimum na rk ing 
requirement». 

(4* Off-street paths: The Internal circulation system m»v provide for cff-strcct blcvclc na ths . 
pedestr ian paths , and g r e e n w w pa ths to Unit civic spaces, retail centers, and 
neighborhoods 

& Pedestrian oriented areas. The mas ter plan shall include pedestrian oriented areas which dt. 
not f ront solely on ar ter ia l streets and nark ing fields. The purpose of tfrfe si iuidard Is to 
enhnnce the pedestrian experience mid "village feet" of the centers. As pa r t Master Plan 
review, appl icants shall demonst ra te compliance with th is s tandard bv nsine a combination of 
the folio wing, or s imilar , concepts »lid guidelines: 
<11 Provision of a "main s t r ee t " and/or village center area tha t is f r amed bv buildings oriented 

t ? both sides of the street or center 
¡21 On-st reet park ing . 

S toref ront charac ter , with entries oriented to the s treet , large JIspIhv windows, and f r o j t 
lacadcs broken into divided bavs. 

(4) Public plazas and iironienades. 
(51 Strong corners , as described Ja H a p p y Valley S t vie Archi tec tura l Design S tandards , 

Residential uses on tinner Stories. 
IT. Public uses in prominent locations. 

i t H u M a a i k i a b L permi t ted iiiinlmum and mntimiiiri building heights shall lie established b i 
the approved mas te r plan for an sunaeqnent development, pu l ld in ta heights should e m f l t M i t e 
creating compact u rban form In a content-sensitive and sustainable manner . 

iL Building Orienta t ion, New buildings shall have at least ptte public ent rance oriented to a State, 
county, public, or private jstreet. Buildings shall have first floor windows with views of 
internal activity o r display cases, and the m a j o r en t rance oil (he fiultding facade facing the 
street the building is Oriented to. Additional m a j o r entrances m a y also be allowed facing 
minor streets and pa rHn i ircws. 
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S t r u c t u r e d P a r k i n g a d j a c e n t t o pedes t r i an facilities. P a r k i n g s t r u c t u r e s located within 30 feet 
of pedes t r ian facil i t ies inc lud ing mililie o r p r i v a t e streets , pedes t r ian wavs. e r e e n w i v s . a 
t r ans i t l ia j i f i f l pr ¡»lieUcr. o r pluzai p rov ide a ntinlitv nedes t r ian e n v i r o n m e n t on the 
racaile fncing t h e iicitcslr inii facil i ty. T e c h n i q u e s to use include, b u t art ' nut l imited to; 

f i t Provide retai l , of f ice or s lml lnr uses on t he g round floor of t he n a r k i n g s t r u c t u r e with 
windows r jd act ivi ty facing.thq n e d e j t r t o n facility: o r . 

(21 Prov ide archi tec tm-al f e a t u r e s t h a t e n h a n c e figfc f loor of t he p a r k i n g s t r u c t u r e a<nacc>it 
to the pedes t r i an facility, such as bu i ld ing a r t icu la t ion , awnings , c a n o n i c , bui ld im 

(31 Provide pedes t r i an ameni t ies 1b t h e t rans i t ion a r ee between j(ie ;:nrktn% s t r u c t u r e and t he 
pedes t r ian facil i ty, iiieiaditu» land-tcftnhiy. tn-Hises. t rees , r a t i n e a reas , kiosks, w a t e r 
fen In res wi th n s i t t ing a r e a , plazas, o u t d o o r enting a r ea s , hih! d r i n k i n g foun ta ins . 

(41 The above listed t echn iques and <cmurc$, aiwl o t h e r s of s imi lar na tu r e , mus t b e used so «tin« 
Plank walls a r c not c rea ted . 

f Pa rk ing a n d loading . P a r k i n g a n d load ing shall meet t h e r e q u i r e m e n t s o f C h a n t e r 16.43 an<; 
the ln i .uscanine re<. J r e i . . e n t s of C h a p t e r 16.42, 

k Dr ive- through window facilities. Dr ive- t l i ro i i fh window facilities a r e al lowed sub jec t to jt>< 
s t a n d a r d s in Sect ion 16.44.0f0 

k Gateways- P rov ide fo r a ga teway jt a key intersection with special design find lands^-u. . 
t r e a t m e n t t h a t a r e I n t e n d » ; j g »rovl t le a visual a n n o u n c e m e n t t h a t people a r e en te r ing a 
special u rea . 

L Publ ic Facilities T h e Citv m a y r e q u i r e t he provis ion of . o r par t ic ipa t ion In. Ihe deve lopmen t c f 
publ ic facility improvemen t* t o i m a ' v.ent t h e C l a c k a i r - s Regional A r e a P l an . Such 

f l l Rnat l ded ica t ions a n d improvemen t? 
121 T r a f f i c S ignals : 
131 T r a n s i t facilittes. 
<41 Sidewalks , c rosswalks . buuif i -outs a n d o t h e r pedes t r ian i m p r o v e m e n t 
(51 Storm d r a i n a g e fncllirtcs; 
(61 Sewer and w a t e r serv ice I in.» a n d I m p r o v e m e n t s 
(71 U n d e r g r o u n d iHliHea; 
(81 St ree t l ights; 
(9) Street t rees , l a n d s c a n i n e ; p ' d 
(101 Q n e n snacc . g reenwavs . nlazas a n d p a r k s 
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i± M a i n t e n a n c e M e c h a n i s m s : T h e Ci ty may r e q u i r e «he fo rmat ion of a maintei imicc ngrecmci i t 
c r o ther su i t ab le mechan i sm tn assure tha t the fol lowing ma in t enance responsibil i t ies a re 
adequa te ly addressed ; 
( I ) To i m p r o v e , o p e r a t e , a n d main ta in common facilities, inc luding open .«¡pace, l andscap ing , 

n a r k i n g and serv ice a r ea s , s t ree t s , r ec rea t ion a reas , s igning, and lighting, 
j q mn in tain Inndscnpixy, s t ree t f u r n i t u r e , s to rm d ra inage find s imi lar t l r e e t t c ane 
improvemen t s developed in the publ ic r ight of way. 

k. O p e n Space . M a s t e r p lans shall contain n min imum of twenty (20) percen t useable open space. 
Open space shall he i n l e s m l to the m a s t e r plait . Plans shal l emphas i se publ ic ga the r ing places 
such ns plny.ns, ne ighborhood pa rks , t ra i l s , and o the r publicly acccssible spaces ttmt in tegra te 
land use and t r an spo r t a t i on and con t r ibu te t o w a r d a sense of nlacc. W h e r e publ ic o r common 
pr iva te open space is des igna ted . Hie following s t a n d a r d s app ly : 
1. The oucti suacc a r e a shall be shown on the filial p lan and r eco rded with the final p la t o r 

¡separate i n s t r u m e n t ; and 
2. T h e open space shall be conveyed In acco rdance with one of the following me thods : 

fib Bv dedicat ion to ft public agency a t publ ic ly otvnod and ma in t a ined open space. O p e n 
snace p roposed fo r dedicat ion mus t lie acceptable to t he P lann ing Official with r e g a r d 
to t he size, shape , location, i m p r o v e m e n t , env i ronmen t s ! condi t ion: 

b. .11 y leasing or conveying title ( inc luding beneficial owiiersl i inl to a co rpora t ion , h o m e 
associat ion o r o ther legal ent i ty . The t e r m s of suclt lease o r o ther in s t rumen t o f 
conveyance m u s t include provis ions (e.g.. ma in tenance . p r o p e r t y tint p a y m e n t , etc.) 
su i tab le to t h c C i t v -

I. Design Review. N e w deve lopment in {he dis t r ic t yltnll fre subjec t to I6.Q2, Design Review 
(Including Section 16.46.010 and Append ix B. H a p p y Valley Style. 

more ihnrt one-use w ieiiniit- I »-more (Ihih flue stoiy tall-(f.«rVert™fini.>ie^use},-»fHl-ft^im}re^lmf}-ftfly 

1 (i,i3i2.01-0- IT 
2-—LoeftHofh 

gempfehenaive P l a i n r » p ? 
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e«|»met ol B f " shall be that l iy* n ' r«hie lfe.23,010'3 Neighborhood coniinereiol develoimtEitt-in-tbe 

tfc DiTnetisional aandnrdg for retail dcvelopmcx.t in tlw nci&ht ^ r t eod commercial aub d t a t r i - t - a ^ 
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flAli^ftUiy vVlltvlUI 

Stw.'évW^Hiflge-
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Mit*mnmmiiiH-enly-huil<llft^ 
íofitfíHftHlfM 

3 ' " sq 

$ 000 square foot 3,t>00 'itiunro feet 

Mg'iinHim-fetaU-eri^'Hildinf: f loor 

mm-
rea relative to t e-

mm-

^ H i l t h ' j labio ii líes t d 1 tly f t m n n t i o r IjuiWing" thni h i t proposed solely fonxtEiil i r e 

min ium gnu area snail noi 1 » inarta^od fey a CUP-et iy o t n e n ustment. 
s - f i t In Tnl i 16.23.010 3 « w w w the loeatiwi o f t l u rdj< n f ^ - s e t — - t e s s t f i e d - t i r t k e 

oity'a TSP. In no5 where there is more than o n e aceowt frem " tore than one -*toot typo, the higher 
truet eIaanifien,, an I n a c e o r o a n t . with th j i ty 'a Transpcutation System Plan Shall be used for 

do'TminitiR tho appropriate dovoiODr"'»nt nt—idorda 
4 r - Tills section rogulutosih« amount o f a r t * oupied either by a retail uao or ri iH- a tom? sige 
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~ h MwtftwHB ^ d i v i d u a l Retail Uac Area. T h e maximum m * f o r - r f H . ^ t w - ¿H-ns t -
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tonnnt improvement building pewnlto of other mechanism auch aa design review application. Usea ore 
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Pioposed DivJ) November 15,20H 

16 ,67 .070 Annexat ions . 
A.Except as provided in subsection D oFtljis section, when a property or wren is annexed to thti City from 
unincorporated Clackamas County with an accompanying Clackamas County Comprehensive Plan designation and 
zone, ilic iid'um by l he City Council 10 annex ihc property or a tea shrill include an ordinance lo amend Ihc City's 
Comprehensive Plan rrMp.'/nninp. map to rel ied the conversion Tram the County designation/zone lo a corresponding 
City dcsigtiatioiV/.oiia, as shown in Tabic 16.67.070-1 below. 

Tab i c 16.67,070-1 L a n d Designat ion Convers ion Tab l e 

C lackamas C o u n t y Z o n e Ci ty of Happy Valley Zone 

Urban /Kurn l Resident ia l 

R-2.5 S FA 

1Ì-5 K-5 

l i -7 R-7 

R-8,5 R-B.5 

R-lCl R - I 0 

R-15 R-15 

1Î-20 R-20 

MR-1 MUR-M1 

MR-2 MUR-M2 

i l DR MUR-M3 

RA-2 R-15 

FU-10 PU-10 

N a t u r a l Resources 

EFU KFU* 

C o m m e r c i a l 

N'C MUE-WG 

C-2 M C C 

C-3 MCC 

RCC M C C 

RCO MIJC 

O C CCC 

r,ihil)U U, Page 1 
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Proposti Drap November tSi 20! I 

RCI1D M U R - M 2 

OA M1JC 

R C M I J 

Indus t r i a l 

1-2 IC 

1-3 IC 

BP EC 

Spccl.il Distr icts 

OSM IPII 

Sunnys ide Village 

V R - i ' 5 VR-4/5+ 

VR-5/7 VR-5/7+ 

ves IIJU 

VA VA* 

VO VO 

VTI1 V ' lH 

•/Vnrixri'.irtr or Hi«« rrrvi^ d^iricii n tu ld fh|iiuc ihe e fcfliìùfl o ra iniw Cofti|ircli«Hive rii.1 dctìgf.iilonABiìni diarie1, wiihln 
[Tic Ciiy ih« would mirrai tlic appltc*b c Cliclnmas Cvunly dci'n»Mi•n.'iwic 

B. When aii unincorporated properly '•viitiìil the Basi Happy Valley Comprehensive Plan area, Aldridgc Road 
Comprehensive Clan «rea, or the Roc'n Creek Mixed l-niplnymcnt Conipnihciwive Plan area is annexed to the City, 
the property kIkiII 1« rr/oned lo the applicable zoning designation iti the Comprehensive Plan pursuant lo the 
applicable requirements of the Land Development Code. 

C.l'ur any proposed annexation lo IheCity, application sitali be made directly tu the City cifMiippy Valley on the 
appropriale fonns and accompanied »villi the icqu/reJ fee. Upon necci pi of a copy oitlic form, (lie City shall schedule 
a public hearing before tlic City Council, The City nuiy utilize uny lawful annexation process under slate, regional tir 
Idc.i1 law, incili iling 11 it expedited niiui-\ali<iu jmitcis c^iililidcd in Ihc Mutui Code. An expedited annexation 
proocss shall be seni dircclly to llic City Council ft»' review. Expedited nnncxations shall he processeti us an 
ordinance pursuant to the City u ("Happy Valley Ciiaiter. 

U. I nr any proposed deantiexation from the City, application shall be made dirccily to the City of 1 hippy Valley on 
(lie appropriate forms and accompanied with the required Tee. Upo.i receipt of a copy of the form the City shall 
schedule » public hearing before Ihc City Council. (Ord, 39« § 1,2010; Ord. 389 § ](l£xh. A). 2009) 
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1 Introduction 
In 1998., Clackamas County approved a comprehensive plan and zone changes on approximately 
60 acres that were then occupied by the T o p O' Scott Golf Course for a mixed-use development 
known as Eagle Landing. T h e Eagle Landing project included single-family residential, multi-
family residential, office/commercial, and supportive retail uses. In addition, the project 
included significant improvement to and dedication of public facilities, including rriajor 
roadways, trails, and open space amenities. 

T h e comprehensive plan and zone map amendments approved by the County in 1998 included 
conditions of approval that affected project timing by requiring the completion of several new 
Clackamas Regional Center (CRC) area roads before Eagle Landing development could take 
place. These public transportation projects included: 

I-2QS Frontage Road and Monterey Over crossing Completed 
Sunnybroalc Road Extension Completed 
1-205/SunnysIde Road Split Diamond Interchange Completed 
Sunnyside Road widening from 1-205 t o 122M Avenue Completed 

In January 2003, the applicant secured a modification to the conditions of approval because 
construction of the public roads was assured. T h e modification resulted in the property being 
rezoned, which removed obstacles to securing financing for on-site Improvements, With those 
changes, the project m o v e d forward with master planning. 

David Evans and Associates, Inc. (DEA) conducted the Eagle Landing transportation analysisfor 
the original 1998 land use application and the 2003 traffic analysis. These studies 
demonstrated that under expected build out conditions, with all public and privately financed 
transportation improvements in place, traffic from the Eagle Landing mixed use development 
would meet the County's adopted transportation level of service standards. 

Since then, the developers have acquired more land to the west of what is now considered 
Eagle Landing. This land is currently occupied by the New Hope Church and a small one-level 
apartment complex. Given that there are proposed changes to the mix of use and addition of 
uses, the original traffic analysis conclusions no longer hold true. 

This traffic analysis is intended to study the currently proposed level of development for the 
total build out scenario for Eagle Landing for a study are that has been expanded to include 
State and City of Happy Valley facilities, DEA will show that with minor improvements to the 
existing roadway network, traffic from the Eagle Landing mixed use development will meet the 
County's, City of Happy Valley's, and State's adopted transportation performance standards. 

1.1 Study Area 

T h e Eagle Landing study area lies wholly in Clackamas County and partially in the City of Happy 
Valley in the southeast quadrant of Portland Metropolitan Area (see Figure 1). It is bounded by 
Causey Avenue/William Otty Road to the north, Sunnybrook Boulevard to the south, 82nd 
A v e n u e to the west, and Valley View Terrace to the east (roads are all S.E, prefix). During the 
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previous Eagle Landing traffic studies conducted by DEA, the Sunnyside Road corridor was 
identified as the critical area road segment based on prevailing traffic volumes and operations. 

For this study, DEA focused its analysis along the Sunnyside Road corridor between 93rd 
Avenue and Valley View Terrace. From 82nd Avenue to the 1-205 SB ramps, the corridor 
currently operates as a seven-lane roadway serving the 1-205 interchange ramps as well as the 
Clackamas T o w n Center, The bridge over 1-205 currently operates as a five-lane roadway and 
serves the 1-205 interchange ramps. From the 1-205 northbound ramp terminal to just east of 
Stevens Road, the westbound corridor is a three-lane facility with left-turn pockets and the 
eastbound corridor is a two-lane facility with left-turn pockets and serves primarily adjacent 
commercial land uses. From Stevens Road east to just west of Sunnybrook Boulevard, the 
corridor is a five-lane facility with eastbound and westbound left-turn pockets. From just west 
of Sunnybrook Boulevard to the east, the corridor is a seven-lane facility with eastbound and 
westbound left-turn pockets. The corridor from Stevens Road east serves primarily mixed 
single family and multi-family residential uses. 
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2 Analysis Parameters 
2.1 Performance Standards 

ODOT, Clackamas County, and the City of Happy Valley all maintain separate performance 
standards, which apply to the Eagle Landing Traffic Impact Study. Figure 2 depicts the 
governing jurisdiction for each intersection within performance standards for the Eagle Landing 
study area. 

2.1.1 Clackamas County 

As peak hour traffic operations have neared and reached capacity at times along Sunnyside 
Road, Clackamas County staff has focused on evaluating arterial Level of Service (LOS) as the 
performance measure for arterial operations. 

Current Clackamas County arterial traffic operations performance standards vary within and 
outside of the CRC. T h e Eagle Landing study area falls within the CRC boundary except for the 
portion of Sunnyside Road east of 104th Court extending eastward to Valley V/iew Terrace. 
Within the CRC (along 82nd Avenue and Sunnyside Road), Clackamas County follows the t w o -
hour LOS standard for regional centers outlined in Clackamas County's Concurrency Ordinance. 
The standard specifies that within the CRC (any intersections along 82,H, Avenue and Sunnyside 
Road), traffic operate with no worse than one hour of LOS F and one hour of L05 E during peak 
conditions, and with one hour at LOS E during the Midday peak. Outside of the CRC, Clackamas 
County follows the standard outlined in the Clackamas Regional Center Transportation System 
Plan (CRCTSP) of LOS D during the peak hours as well as the Clackamas County Zoning and 
Development Concurrency Ordinance (January 2007). 

Table 1 summarizes the Clackamas County arterial LOS criteria for Sunnyside Road based on the 
Highway Capacity Manual [HCM) criteria for a Class li arterial, which most closely characterizes 
Sunnyside Road within the analysis corridor. The Stevens/Bob Schumacher corridor is 
classified as a minor arterial between Sunnyside and Monterey, and as a collector to the north 
of Monterey. 

2.1.2 ODOT 

O D O T maintains jurisdiction over ramp terminals serving 1-205 at Sunnyside Road as well as 
82nd Avenue. The 1999 Oregon Highway Plan (OHP) states that ramp terminals must operate 
with a volume-to-capacity (V/C) ratio at or below 0.90. At a V/C of 0.90, off-ramp queuing 
should also be short enough such that traffic leaving the freeway can safely stop before 
reaching any queued traffic. The OHP does allow on-ramp V/C ratios to be above 0,90 w h e n 
the on-ramp is metered (as in the intersections of Sunnyside Road at the 1-205 northbound 
intersection and the Sunnybrook Boulevard at the 1-205 southbound ramp). Within the study 
area, 82nd Avenue is within the CRC Regional Center boundary. This allows for a maximum V/C 
ratio of 1.1 during the peak hours and a maximum V/C ratio on 0.99 during the 2ntl Hour of the 
A M and PM peak periods. 
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Table 1. Level o f Service Description for Class il Arterial Roadway 

Level of 
Service 

Average Travel 
Speed (MPH) Description 

A >35.0 
This level of service describes relatively f ree fin wing conditions at average travel speeds, 
usually about 90 percent of f r ee f low speed. Vehicles are seldom Impeded In their 
ability t o maneuver in the traffic stream. Delay at signalized intersection! is minimal. 

B > 2 8 0 - 3 5 . 0 
This level rep-esents generally unimpeded traffic operations at average travel speeds, 
usually 70 percent of f ree flow speed. Ability t o maneuver In the traffic stream is only 
slightly impeded. 

C > 22.0 - 28.0 
This level rep 'esents stable operations; however ability to maneuverand change lanes 
in mid blcck locations m a y b e more restricted than In LOS B, Lower speeds of about 50 
percent of f ree flow are expected. 

D > 1 7 0 - 2 2 . 0 
LOS D borders on a range In which small Increases in flow may cause substantial 
increases in approach delay and associated decreases in arterial spperi. Average travel 
speeds about 10 percent of f ree flow. 

E > 1 3 . 0 - 1 7 . 0 

This level is rharacteri?ed by significant delays and average travel speeds less than one-
third of free flow conditions. LOS E generally causec by some combination of adverse 
progression, high signal density, high volumes, extensive delays at critical intersections, 
and inappropriate signal timing. 

F £13.0 
LOS F characterizes arterial How at extremely low speeds, from less than one-third to 
one-quarter of f ree flow speed. Intersection congestion is likely. 

Source: Transpartalfon ¡iaea/ch Bocrd, WghiVay Capacity Manual 2000,2Q00, f. 15-3 

2.1.3 Happy Valley 

According to Policy Sa of the Happy Valley Transportation System Plan (Adopted in February 
2006): 

"All signalized intersection shall operate at level of service D or better during the peak hour 
of analysis. All unsignalized intersections shall operate at level of sen/ice E or better (based 
on average approach delay) for all side street approaches during the peak hour of analysis. 
T h e City shall utilize these standards to evaluate land use actions and proposed 
mitigations." 

2,2 Modeling Assumptions 

Metro's VISUM travel demand model was used to forecast future conditions for the 2035 
Alternatives. The model relies on socioeconomic data (e.g., households and employment} to 
determine travel demand and system attributes (e.g., roadway capacity, speeds, distances, and 
transit capacity and routes) to represent the transportation supply. 

The regional travel demand uses a four-step process that includes the following components: 

• Trip generation determines the location, magnitude, and purpose of trip-making based 
on land use and socioeconomic input data. 

• Trip distribution identifies origin and destination travel patterns by calculating trip 
lengths and travel times from transportation system attributes. 

• In m o d e choice, trips are sorted into the various vehicle, transit, and In some cases, walk 
and bike modes. 
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FIGURE 2 

Governing Jurisdiction a t 
Study Area Intersect ions 

Eagle Landing Mixed! Use 
Deve lopment 

129 



• Through trip assignment, routing paths for vehicle and transit trips are determined for 
several time periods throughout the day, 

While the model Is effective at estimating overall travel patterns, oftentimes there are 
inconsistencies associated with using raw turning movement volumes at an intersection level. 
These may include the all-or-nothing trip assignment, driveways and access points not coded 
into the model, and entire transportation analysis zones (TAZs) loading onto the roadway 
network in one or t w o locations. O n e of these inconsistencies is the traffic split between 
Sunnyside and Sunnybrook in the 2035 VISUM network. VISUM continues to assign trips onto 
Sunnyside even though it is approaching capacity and the alternative, Sunnybrook, is relatively 
congestion-free. 

The VISUM outputs w e r e used for trip distribution percentages as well as for growing the 
existing 2011 counts to 2035 volumes. The difference method was chosen to estimate the 2035 
turning movement volumes from existing turning movement counts. Where the difference 
method resulted in unrealistic volumes, the ratio method was used. For more information on 
the difference method or the ratio method, please refer to chapter 8 of the NCHRP 2551 report, 
Furthermore, additional steps were taken to account for driveways that exist, but are not 
modeled in VISUM. 

Adjustments had to be made to the VISUM model t o more accurately portray turning 
movements within the study area. For more information regarding these adjustments refer to 
the Technical Memorandum titled, "Eagle Landing Traffic Impact Analysis Revisions to the 
Forecasting Model" contained in Appendix A. 

2.3 Synchro/SimTraffic Model 

The Synchro software is based upon procedures outlined in the 2000 HCM for intersections and 
arterials and explicitly evaluates traffic operations under a coordinated system of signalized 
intersections. It also explicitly calculates traffic arrival types, calculates right-turn-on-red 
capacity, and determines average and maximum expected queue lengths. SimTraffic animates 
corridor traffic conditions where traffic may spill over from one intersection to another. 

At times, peak hour traffic along the Sunnyside Road corridor operates under "forced flow" 
conditions where traffic demand exceeds capacity. Such flow is characterized by long delays 
and can result in traffic spilling over from one intersection into adjacent intersections. Under 
these conditions, and in light of the fact that the Sunnyside Road analysis corridor operates 
under coordinated signal control, the Synchro/SimTraffic analysis software tools were chosen 
to evaluate Intersection and arterial operations along Sunnyside Road. SimTraffic simulates 
traffic operations under congested conditions and was used to evaluate arterial speed 
operations along the corridor. The SimTraffic results support evaluation of arterial LOS. 

For this analysis, seven ruhs of the SimTraffic analysis w e r e completed. The most and least 
congested of the seven runs were thrown out and the remaining five were averaged. 

1 "National Cooperative Highway Research Program Report 255. Highway Traffic Data For Urbanized Area Project 
Planning and Design" 
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3 Existing (2011) Conditions 
The Eagle Landing study area lies in Clackamas County in the southeast quadrant of the 
Portland Metropolitan area (see http://rS-dea.com/default.aspxnorth, Sunnybrook Boulevard 
to the South, 82',d Avenue to the west and Valley View Terrace to the east (roads are all S.E. 
prefix). During previous Eagle Landing traffic studies conducted by DEA, the Sunnyside Road 
corridor was identified as the critical area road segment hased on prevailing traffic volumes and 
operations. It is also important to analyze the Bob Schumacher Road/Stevens Road corridor 
since It is currently functioning as a north/south arterial parallel to 1-205. 

3,1 Existing Roadway Facilities 

For this study, DEA focused its analysis along the Sunnyside Road corridor between 93rd Avenue 
and Valley View Terrace. From 93rd Avenue to the 1-205 SB ramps, the corridor currently 
operates as a seven-lane roadway serving the 1-205 Interchange ramps as well as the Clackamas 
T o w n Center. T h e bridge over 1-205 currently operates as a five-lane roadway and serves the I-
205 interchange ramps. From the 1-205 northbound ramp terminal to just east of Stevens Road, 
the westbound corridor is a three-lane facility with left-turn pockets and the eastbound 
corridor is a two-lane facility with left-turn pockets and serves primarily adjacent commercial 
land uses. From Stevens Road east to just west of Sunnybrook Boulevard, the corridor is a five-
lane facility with eastbound and westbound left-turn pockets. From just west of Sunnybrook 
Boulevard eastward, the corridor is a seven-lane facility with eastbound and westbound left-
turn pockets. The corridor from Stevens Road east serves primarily mixed single family and 
multi-family residential uses. 

Within the study area, Bob Schumacher Road/Stevens Road operates as a five-lane roadway 
and serves as a route between the Clackamas T o w n Center and Sunnyside Road, as well as 
serving the adjacent commercial land uses. 

Table 1 summarizes the transportation facilities within the study area, Figure 3 shows the 
existing lane configurations and traffic control devices at the study area intersections. 
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Table 2, Existing Roadway Characteristics 

Potted 
Speed Bicycie 

Street Classification Lanes (MPHI Lattes Sidewalks 
Sunnyside 

82n Awe. to 1-205 Overpass Major Arterial 8 40 Yes Yes 
1-205 Overpass Major Arterial S 40 No Yes 
1-205 Ramps to Stevens Major Arterial e 40 Yes Yes 
Stevens t o 106th Major Arterial 5 4 0 Yes Yes 
East of lOGth Major Arterial 7 40 Yes Yes 

Stevens (load 
Sunnyside t o Bob Schumacher Arterial S as Yes Yes 
Boh Schumacher to Csusey Minor Arterial S 30 Yes Yes 

llob Schtimachtr Road 
Stevens t o Monterey Arterial s 30 Yes Yes 

Monterey Avenue 
N o * Stevens to William Otty Collector 2 25 N o * Yes 

1-205 Overpass t o 82 r iJ Avenue Minor Arterial 3 3 0 Yes Yes 
Causey A-enu" 

No(1> Bob Schumacher to Monterey Co. lector 2 25 No(1> Yes 
William Otty Road 

Monterey t o Valley View Co'lector 2 25 Yes Yes 
Valley View Terrace 

William O t t v t o Sunnyside Co'lector 2 25 No Pari Ini 
• >ter 

(1) Thesu roadways urtile 20 fot»; travel Lanes witli a planter strip median. There Is adequate space for automobile end blcyds traffic. 

3.2 Transit Facilities 

Currently there are t w o Tri-Met bus routes wlthih 
T h e existing transit routes/service levels within 
the study area are summarized below, followed 
by the nine other Tri-Met bus r o u j s coming 
servicing the Clackamas T o w n Center (CTC). 

Route 155. Bus route 155 provides at 'ess 
between CTC Transit Center and 157 ,h & 
Sunnyside Road via the route identified In the 
map. Route 155 operates on 40-minute 
headways on weekdays and 45-minute headways 
on weekends. 

Route 156. Bus route 156 provides access 
between CTC Transit Center and the Mark 0 . 
Hatfield Transit Plaza (147,h & Sunnyside Road) 
via the route Identified in the map. Route 156 
operates on 80-minute headways o n weekdays. 

the study area, both wheelchair-accessible. 

155-Stmiiyside 

l S 6 - M a t h e r Rd 

BÉJÉ.II I 1 ̂  1 

* 
• 
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2 8-li il wood Route 28. Bus route 28 provides access b e t w e e n 
Mllwaukie Transit Center and C T C T r a n s i t Center 
via the route identified in the map. Route 28 only 
uffers service on i weekdays. It operates on GO to 
75-minute headways 

Route 31. Bus route 31 
provides access 
b e t w e e n T h e 
Clackamas T o w n 
Center and Mnwaukie 
via the route indicated 
In the map. O n 
weekdays in the 
A M / P M peak period, the route is extended f r o m 
Milwaukee and makes an additional final/original 
stop in D o w n t o w n Portland. Route 31 operates 
o n headways ranging b e t w e e n 25 and 60-mlnute 
headways on weekdays and 60-minute headways 
o n weekends. 

Route 29. Bus route 29 provides access b e t w e e n 
Mllwaukie Transit Center and CTC Transit Center 
via the route identified In the map. Route 29 only 
offers service on weekdays. It operates on 62-
mjnute headways during the morning and 80-
minute headways during the afternoon, 

Route 30. Bus route 30 provides access b e t w e e n 
T h e Clackamas T o w n Center and Estacada via the 
route indicated in the map. O n weekdays in the 
A M and PM peak period, the route Is extended 
from T h e Clackamas T o w n Center and makes sn additional final/original 
stop, respectively, in D o w n t o w n Portland. Route 30 offers service on 
weekdays and Saturdays. It operates o n headways ranging b e t w e e n 2b 
and 60-minute headways on weekdays and 60-minute headways on 
Saturdays 

ESSMEK^M 

7J-6Dtti A*e/ l2 /nd Avi 

Route 71. Bus route 71 provides access between 
CTC Transit Center and Lents via the route 
Indicated In the map. Route 71 is a regional bus 
route offering service an b o t h weekdays and 
weekends. It operates o n headways b e t w e e n 15 
and 30-mlnute headways. 
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Route 72. Bus route 
72 provides access 
between S w a n 
Island and the CTC 
Transit Center via 
the route identified 
in the map. Route 
12 is a frequent 
service bus and runs 
on 7 to 30-minute 
headways e v e r y day 
of the week. 

71-Kllif ngiw UT th /a in d 

Î 
* hfctn« 
O »Mtb« 

MO » 

w r ßoute 79. Bus route isjsipl " 1 1 t ? 
79 provides access 
b e t w e e n CTC Transit 
Center and t h e O r e g o n City Transit Center via the route identified in t h e map. Route 79 is a 
regional bus route offering service on both weekdays and weekends. It operates on 30 to 35-
minute headways. 

Route 152. Bus route 152 provides access 
b e t w e e n CTC Transit Center and the Clackamas 
T o w n Center via the route identified in the map. 
Route 152 only offers service o n weekdays. It 
operates on 30-mlnute headways during the A M 
and P M peak periods and 75-minute headways 
during the rest of t h e day. 

1 5 2 - M i l w . u i k i e 

M A X Green Une. T h e light rail 
green line provides access 
b e t w e e n the CTC Transit Center 
and Portland State University in 
D o w n t o w n Portland via the route 
Identified In the m a p below. T h e 
Green Line operates on 10 t o 30-
minute headways dally. 

3.3 Analysis Period 

According to turning m o v e m e n t counts collected in 2007. and similar to the original 1998 land 
use application, the critical traffic period In 2007 was be the evening PM peak period. T h e 
analysis assumes that the PM peak h o u r will be the period f r o m 4:30-5:30 PM. This is 
consistent with earlier traffic studies for Eagle Landing that were conducted In 1998, 7.000 and 
2003. Additionally, the morning peak h o u r of 7:15-8:15 A M , and the Midday peak hour of 
12:00-1:00 P M w e r e also analyzed. 
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For the PM peak period, two-hour delay based LOS was also calculated, For this analysis, the 
side-hour consists of the t w o 30-minute periods on either side of the PM peak hour. Inspection 
of existing and predicted future corridor volume trends indicates that side hour traffic volumes 
are expected to continue to be approximately 88 percent of the PM peak hour volumes. 

3.4 SimTraffic Model Calibration 

Before the analysis could begin the Synchro and SimTraffic models were calibrated for local 
conditions. For the calibration, traffic volumes, lane configurations, lane utilization and signal 
timing were input Into the Synchro and SimTraffic models. The SimTraffic model was then run 
for the PM peak hour. The hour long simulation was conducted with a Peak Hour Factor (PHF) 
to replicate the peaking traffic patterns within the peak hour. Average speed and 95th 

percentile queue lengths (i.e., 95 percent of the peak hour queues will be shorter) w e r e output 
from the SimTraffic model and compared to conditions observed during field visits. Desired 
travel speeds, turning speeds, and headway factors in the SimTraffic model were adjusted and 
the PM peak hour was re-simulated and, once again, compared to the field observations. This 
process was repeated until the model output was within 20% of the actual field observations. 
Given the limited field data used for this (and most) traffic analysis, the manufacturers of 
SimTraffic consider calibration to within 20% of actual a realistic goal. A 1 0 % calibration is 
considered excellent but generally requires more detailed field data such as acceleration rates, 
reaction times, headways, and free flow speeds. Seven SimTraffic simulations seeds were run 
with the best and worst performing runs being thrown out. T h e remaining five were averaged 
to obtain an average model run. 

3.5 2011 Existing Traffic Conditions 

This section summarizes the traffic conditions within the study area for the year of 2011. 

3.5.1 2011 Traffic Volumes 

Traffic counts at the study intersections were conducted on various days In January and 
February 2007 during the weekday evening (4 to 6 PM) peak period as well as the weekday 
morning (7 to 9 AM) peak period. The Midday counts w e r e conducted at a limited number of 
intersections (determined by Clackamas County) In October 2007 during the weekday Midday 
(11:30 to 1:30) peak period. Tne counts were used to determine the weekday A M , Midday and 
PM peak hour of traffic within the study area. Analysis of the counts shows an A M peak hour 
between 7:15 and 8:15, the Midday peak hour is between 12:00 and 1:00 and a PM peak hour 
between 4:30 and 5:30. 

In early 2011, volume comparisons were conducted within the study area to determine the 
validity of the 2007 counts. All intersections under Clackamas County or City of Happy Valley 
jurisdiction showed little to no g r o w t h in traffic volumes since the 2007 counts were conducted. 
The six intersections under O D O T jurisdiction, however, did show modest growth between 
2007 and 2009. Therefore, the 2011 existing traffic volumes are based on a synthesis of count 
data from 2007 and 2009. In some locations, minor modifications have been made to turn 
movement volumes to account for the use of multiple volume sets. 
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Figure 4 depicts the 2011 existing A M and PM turning movement volumes and Figure 5 depicts 
the 2011 existing Midday turning movement volumes. The raw intersection counts are found in 
Appendix B. 

3.5.2 2011 Intersection Operations 

Figure 6 depicts the intersection operational results for the year 2011. T h e full 
Synchro/SimTraffic outputs are contained in Appendix C. There are no intersections currently 
operating worse than LOS D during the A M or Midday peak hour. 

During the PM peak hour, the intersections of 82nd Avenue at Sunnyside Road and 82nd Avenue 
at Monterey Avenue are operating at LOS F due to near capacity operations. Also the 
southbound 1-205 ramp terminal at Sunnyside Road and the intersection of Sunnyside Road at 
Stevens Road are operating at LOS E and all of the ramp terminals have V/C ratios below 0.90. 

3.5.3 2011 Intersection Queuing 

This section describes the presence and extent of queuing within the study area. W h e n a 
movement at an intersection is operating near or above capacity, a queue starts to form. 
Depending on Intersection operations, these queues can grow long enough to spill out from 
turn lanes and begin to affect through lanes. If an entire approach is over capacity, the 
resulting queuing can affect the entire roadway segment. 

Table 3 summarizes queue lengths within the study area and the available queuing storage for 
supplemental turn lanes. These queue lengths are summarized to give a reference point from 
which to compare future queue lengths. 
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T a b l e a . 2011 Existing Q u e u e Lengths by M o v e m e n t 
u e i t e l t n g t h 
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3.5.4 2011 Corridor Operations 

The Sunnyside corridor (between Valley View Terrace and 5E 93rd Avenue for the A M and PM 
analysis and between Stevens and 93'" Avenue during the Midday analysis) and the Bob 
Schumacher/Stevens corridors w e r e analyzed using the SimTraffic software to examine the 
corridor as a whole rather than just the individual intersections. 

All corridors are operating at LOS D or better in the A M and PM peak hours as can be seen in 
Table 4. During the Midday peak hour, both eastbound and westbound Sunnyside Road 
operate at LOS E, 

Table 4. Existing Corridor Operations 

Direction 

Sunnyside Corridor Bob Schumacher/Stevens Corridor 

Direction 
AM MD PM AM PM 

Direction Speed LOS Speed LOS Speed LOS Speed 105 Speed LOS 
Westbound/Northbound 26 C 14 E 20 C 24 B 22 C 
Eastbüund/Southbound 31 B 16 E 28 C 21 C 18 c 
N o t e s -
Results g e n e r a t e d w i t h t h e u s e o f S i m T r a f f i c , 
A r t e r i a l lOS w o r k s h e e t " f r o m S i m T r a f f i c c a n b e iauocl In A p p e n d ™ C. 

3.6 Safety Summary 

A safety analysis was conducted to determine if there were any significant documented safety 
issues within the Sunnyside Corridor analysis area, from 82^ Avenue at Sunnyside Road to 
Valley View Terrace at Sunnyside Road, Recommended measures at specific locations or 
general strategies for improving overall safety are then reported. The safety analysis included a 
review of crash history data supplied by the O D O T Crash Analysis and Reporting Unit and 
through Clackamas County for a five-year period (2006 through 2010). The crash information 
through O D O T is collected from police reports (local/county/state), and required crash reports 
from drivers w h o have been in accidents. These reports are compiled by O D O T staff into s 
computer database by day/month/calendar year and by location. It should also be noted that 
this analysis only accounts for those crashes that were reported. In Oregon, legally reportable 
crashes are those involving death, bodily injury or damage to any one person's property in 
excess of $1,500. 

3.6.1 Calculation of Crash Rates 

T h e crash rates were calculated from ODOT-provided crash data. For a crash to be considered 
associated with an intersection, it must occur within 0.05 mile (265 feet) of the intersection. 
Beyond this distance, crash data w o u l d be placed in the segment category. However, no 
portions of Sunnyside Road are longer than 0.1 miles without an intersection; therefore, there 
are no segments to analyze. 

Intersection crash rates were calculated using the following equations: 
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(Crashes 1,000,000) . 
(365-Yea,,-ADT)1' ^ 

Rate im = Crash rate per Million Entering Vehicles (MEV) 
Crashes = Number of crashes during the time segment 
Years = Number of years being studied 
ADT = Average Daily Traffic volume entering the intersection 

The number of crashes was determined from O D O T crash data. The sum of the total PM peak 
hour entering volumes, f r o m each leg, was multiplied by ten in order to estimate an 
intersection ADT. Crash rates were then calculated for the entire five-year study period. 

3.6.2 Intersection Crash Rates 

There are no sections of Sunnyside Road, without side street access, long enough to warrant a 
roadway segment analysis; therefore, all of the reported crashes w e r e categorized into an 
Intersection area of influence. The reported crashes in the years 2006 through 2010 were 
summartred by location for each of the study area intersections. Intersection crash rates w e r e 
calculated and are shown in T a b l e S . 

Table 5. Intersection Crash Rate S u m m a r y 

Intersection Crashes ADT 
5-Year 

Crash Rate 
1 Sunnyside @ Valley View Terrace 20 31,600 0.35 
2 Sunnyside @ SE Sunnybrook Boulevard 33 30,700 0.59 
3 Sunnyside @ SE 106 :h Avenue 1 31,600 0.02 
A Sunnyside @ SE 105' Avenue 8 33,100 0.13 
5 Sunnyside @ SE 104*h Avenue S 34,300 0.0B 
e Sunnyside @ Sunnyside Hospital \ Mt. Scott Medical Center 46 37,700 0.73 
7 Sunnyside @ SE Stevens Road 53 39,100 0.74 
8 Sunnyside (§> SE 97 lh Avenue 14 40,600 0.19 
9 Sunnyside @ 1-205 NB Ramps 78 47,400 0.90 

10 Sunnyside <a 1-205 SB Ramps 99 54,600 0.99 
11 Sunnyside @ SE 93 r t Avenue 41 26,500 0.85 
12 Sunnyside @ Clackamas Town Center East 27 32,300 0.4S 
13 Sunnyside @ Clackamas Town Center West 11 2&,600 0.21 
14 Sunnyside @ SE 84'" Avenue 4 21,200 0.10 
15 Sunnyside @ Cut-Through Driveway to SE 82 r" Avenue 2 18,200 0.0 S 
16 Sunnyside @ SE 82"J Avenue 104 54,100 1.05 

Source: County Road Crash thllng, ODSTCioiti Aiwtysu and tieporting Uni) 

As a rule of thumb, intersections With crash rates of 1.0 or above are potentially problematic 
and are candidates for further investigation. As Table 5 shows, all but one of the intersection 
crash rates below the threshold value of 1.0 with the exception being the intersection of 82,nd 

A v e n u e at Sunnyside Road. A detailed summary of crashes Is reported in Table 6. 
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fable 6. Crash Details Summary 

SuniiysWc Rrari a t : 
Crash Type Totnl 

Crashes 
Severity 

SuniiysWc Rrari a t : Rear'11 55-0 T u r t r 1 Angle™ Other'5 ' 
Totnl 

Crashes Fatal"1 A1'' B"' PDO l lu | 

1 Valley View Terract 3 2 5 2 2 2 0 0 3 2 8 7 
2 SE Sunnybruok Boulevard 14 2 12 1 4 3 3 0 2 3 2 26 
3 SE 106th Avenue 1 0 0 0 0 1 n 0 0 1 0 
4 SE 105th Avenue S 0 1 1 1 8 0 1 0 4 3 
5 SE 104 th Avenue 4 0 1 0 a 5 f j 1 1 1 2 

6 
Sunnyside Hospital \ 
Mt. Scott Medical Cenlm 

30 4 6 4 4 48 0 0 4 21 23 

7 SE Stevens Road 23 5 15 1 l s a 0 2 5 10 35 
8 SF 97th Avenue 8 1 3 2 0 14 0 1 0 5 8 
9 1-205 Nli Ramps 52 4 19 1 2 73 0 1 5 19 53 

10 l-SOs SB liamps 64 S 18 6 t> S9 0 1 4 4t) 
11 SF 93rd Avenue 12 2 23 2 2 41 0 4 2 13 22 
12 Clackamas Town Center East 11 2 11 3 U ¿ 7 0 1 fl 11 15 
13 Clackamas Town CenlerWest 5 1 3 0 2 11 tt 1 0 3 7 
14 SE 81th Avenue 0 0 2 2 0 4 0 0 1 2 1 

15 
Cut-Through Driveway to 
SE 82nd Avenue 

0 ) 1 0 1 2 0 0 0 1 1 

16 SE 82nd Avenue 53 e 25 10 10 104 0 4 6 36 i SB 
1« iter 
(.J Bear-End Collision )&> Fatal Injury 
|Z] Sideswipe WhllftOvertaking Cofllrior (7) (neap ttntini Jury-Bleed* or Broken Bones 
(J) Turn'mb Movement CoKhtan (SI Nan-lriap tit ng Injury 
(4] AngtidCaUdlen |9) »osslble Injury- Com i, 101 Pair, 
(5) Mlsoellir. _ iU) t*»litsioni not Hied under ci»h type 1 through- (10) Property Damage Only 
Source: County Hood Crash Listing, ODOTCrezh Analysis and Reporting Unit 

T h e Intersection of Sunnyside Road at 82nd Avenue is the only intersection that ¡experienced a 
crash rate greater than the 1.0 ru'e of thumb. This Intersection experienced a high number of 
rear-end and turning crashes during the five year study period. T h e majority of the rear-end 
crashes occurred on the north and southbound approaches to the intersection and the majority 
of the turning crashes w e r e between one car making a southbound left-turn onto eastbound 
Sunnyside Road and the other driving northbound through the intersection. The crash patterns 
observed for this Intersection are indicative of a highly congested intersection within the 
Portland Metropolitan area. 
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4 Future (2035) Background Traffic Analysis 
4.1 2035 Roadway Facilities 

Within the study area, Sunnyside Road and Bob Schumacher/Stevens Road are not scheduled 
for any improvements, An overpass connecting SE Causey Avenue on the west of 1-205 to SE 
Causey Avenue on the east of 1-205 is in Metro's 2035 RTP project list. This project has been 
put on hold by Clackamas County and therefore, to he conservative, will not be assumed for 
this analysis. For all roadway characteristics please refer back to Table 2. 

4.2 2035 Background Traffic Conditions 

This section depicts the traffic conditions within the study area if the currently proposed Eagle 
Landing development were not to be built. 

4.2.1 2035 Background Traffic Volumes 

Because the 2035 VISUM traffic model includes the approved Eagle Landing land uses, 2035 
Background Traffic volumes were derived directly from existing volumes and model forecasts as 
described in 5ection 2.6. Figure 7 depicts the 2035 A M and PM peak hour background turning 
movement volumes while Figure 8 depicts the 2035 Midday peak hour background volumes. 

4.2.2 2035 Background Traffic Operations 

Figure 9 depicts the intersection operational results for the year 2035 analysis. T h e full 
Synchra/SimTrafflcoutputs are contained In Appendix D, 

During the A M peak hour all four interchange ramp terminals (Sunnyslde at NB and SB 1-205 
and Sunnybrook at MB and 5B 1-205) are expected to operate at L05 F as well as the intersection 
of Sunnyslde Road at Stevens Road. However., only the Sunnyslde at 1-205 NB ramp terminal 
would have a V/C (1.02) greater than the O D O T V / C ratio standard of 0.90 for the ramps. 

During the Midday peak hour, the intersection of Sunnyside Road at 82"c) Avenue is expected to 
operate at LOS F while remaining under ODOT's V/C ratio standard with a V/C of 0.91. The 
intersections of: 1) Sunnyside at the NB 1-205 ramp terminal, 2) Sunnyside at Stevens, and 3) 
Monterey at 82nd Avenue are expected to operate at the Clackamas County standard of LOS E. 

During the PM peak hour following nine intersections are expected to operate beyond 
standards at LOS F: 

• Sunnyside @ 82nd 

• Sunnyside @ 1-205 NB 
• Sunnyside @ Stevens 
• Bob Schumacher @ Stevens 
• Bob Schumacher @ Monterey 
• Monterey # 82nd 
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• Causey @ Stevens 
• Sunnybrook© 1-205 SB 
• Sunnybrook @ 1-205 NB 

During the PM peak hour, the eastbound left-turn at the intersection of Stevens and Sunnyside 
would be over capacity and would cause a queue to extend westward back through the 1-205 
northbound ramp terminal. This queue would extend back along the northbound frontage road 
between Sunnybrook and Sunnyside and would impact operations in both directions on 
Sunnybrook Boulevard as well as the northbound 1-205 off-ramp to Sunnybrook. The 
southbound approach to the intersection of Stevens at Sunnyside would also operate 
deficiently and the associated queue would extend back through the intersections of Stevens at 
the Shopping Center, and Bob Schumacher at Stevens Road. The southbound left-turn at Bob 
Schumacher and Stevens would also be over capacity and the resulting queue would spill back 
through the roundabout at Stevens and Monterey to and through the Intersection of Stevens at 
Causey, Due to the analysis results of the roundabout at Stevens and Monterey coming from 
Sidra and not SimTraffic, the system congestion seen in SlmTraffic is not depicted in the 
operations shown far the roundabout. 

Also during the PM peak period,, there is expected to be significant queuing emanating from the 
intersection of Sunnyside at 82^ Avenue. Both the north and southbound approaches to the 
intersection are expected to operate over capacity causing congestion to impact upstream 
Intersections in both directions, The southbound queue would extend to and through the 
intersection of Monterey at 8 2 ^ and would also cause congestion on westbound Monterey that 
would extend back to roughly the 1-205 overcrossing. 

4.2.3 2035 Background Traffic Queuing 

Table 7 summarizes queue lengths within the study area for the 2035 Background Conditions. 
This table is intended to be a reference point for assessing the impacts of the additional trips 
generated by the proposed Eagle Landing development. 
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Table 7. 2035 Background Conditions Queue lengths h y M o v e m e n t 
It ? - É " U^mà a umfc LMAh Avallate r> " " * Cintile ir il gih M l * 

intersection IWoVeitttiHl PM ! (wtiday AM St'tj'fME taeneitiaiiJ Mfivemrnt ÎNi1 AM Starke 
EBL 225 225 ISO ISO CBL 35 25 
EOT 425 22S 225 EBTR 75 50 • 

EBR 275 IOC 50 235 WBL 17S 50 -

WBL 350 525 20t 275 WBTR ICD 75 -

WBT « 5 ÎSO 200 - btevef:, i NBL 1 » 75 170 
Suiwtysldc @ WBR 175 175 125 - 5 hop Entrance"1 N6T 225 175 -

a2nd Avenue NBL 250 2CO 225 175 NBTR 250 225 -

WBT >1000 725 SOD - SBL 150 100 V30 
NCR 250 275 275 175 •ÎBT 575 225 -

SBL 125 125 15D SO SBTfl eoo 225 -

strr >iooa >1000 225 . EOL 225 50 285 
5RR 125 175 150 95 EOT >inoo 75 -

FBI 625 225 175 r EBlK >1000 75 
EfrTR 775 200 125 - WBL so sa 175 

Sunnyside <S> 
93rd Ave 

WBL 
WBT 
NBL 
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200 
600 
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200 

100 
175 
550 

15D Stevens ê P n b 
Schurn jd f I a 

WBT 
WBTR 
NBL 
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75 
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25 Bü 

NES sua 75 425 - NBTR 75 50 -

EOT m 30U £50 - SBL 300 22S 250 
EUR 225 SO 22b - SB LT 750 75 -

WfiL Î50 Î7S 27S 200 SUR 150 50 300 
Surcnysde (R> 
I-2Ç5 5B Hemp 
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S75 

6S0 
300 
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52i 450 

ÊSLT 
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25 5tlQ 
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SETT 
sem 

700 
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350 

>1000 
325 « 0 MtiMcreyp 
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SchunaciW3' 

WBÜ 
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•so 
50 

50 
50 

80 
275 

EPI 
t i r 
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7S 
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77S 

175* 
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SchunaciW3' NBT 

NBTR 
200 
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ISO 
175 . 
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1-205 NB Romp 

WBT 
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800 
75 
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850 
77S 
75 3DC 
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SBT 
SBTR 

125 
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75 
75 
75 

150 

150 
NBET >1000 >1000 >1000 - EDLTfl 25 25 -

NEH >iono >1000 >1000 • Mórrféfgy & WBL TR VS 100 -
EBL «25 475 Ì25 425* Stevens'* NBLTR i c r 100 -

EBT 750 SOO 500 , SBLTfi 50 SO * 

E6R lot) 175 SO 175 EEL so so 300 
WBi. 175 150 175 170 E8TB 50 75 -

Sunnyildu @ 
Stevens 

wer 
WBTH 
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Ali 
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375 270 
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WBT« 
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4.2.4 2035 Background Traffic Corridor Operations 

T h e Sunnyside corridor between Valley View Terrace and 93rd Avenue, and the Bob 
Schumacher/Stevens corridors were analyzed using the SimTraffic software to determine if the 
corridors as a whole would meet jurisdictional standards. Results are summarized in Table 8 

In the A M peak hour, all corridors are expected to operate at LOS D or better. 

In thE Midday peak hour, both the east and westbound Sunnyside Corridors are expected to 
operate at LOS E due to near capacity operations at the 1-205 northbound ramp terminal and at 
Stevens Road. 

In the PM peak hour, the Bob Schumacher/Stevens Corridor is expected to operate at LOS F in 
the southeast bound direction as a result of the near capacity operations at the intersection of 
Sunnyside and Stevens. The westbound Sunnyside corridor is also expected to operate above 
standards at LOS E, also due to near capacity operations at the intersection of Sunnyside and 
Stevens. Despite the eastbound queuing on Sunnyside approaching Stevens, the eastbound 
Sunnyside corridor is expected to operate at LOS C due to free flow conditions east of Stevens. 

Table S. 2035 Background Traffic Corridor Operations 

Direction 

Sunnyside Corridor Boh Schumacher/Stevens Corridor 

Direction 
AM MD PM AM PM 

Direction Speed 105 Speed LOS Speed L05 Speed LOS Speed LOS 
Westbound/Northbound 18 D 16 E 15 E 21 C 17 D 
Eastbound/Southbound 28 B 16 E 27 C 18 c 3 F 
Notes: 
Results flenerated i v l t l i t h p u-.p o f S l m T raffle. 
Arterial LOS worltsiMts fromSimTiafTiccan be found h Appendixe. 

Ei ¿le landing Traffic Impact Analysis 

151 

Page 12 



5 Future (2035) Total Traffic Analysis 
This section of depicts the total traffic conditions within the study area If the currently 
proposed Eagle Landing development were to be built. One potential design plan can be seen 
in Figure 10. 

5.1 Site Trip Generation 

Trip generation for the Proposed Eagle Landing site is complicated. The proposed site plan 
encompasses an area that is currently occupied by the New Hope Church and a small 37 unit 
low rise apartment complex north and east of SE Bob Schumacher Road, west of SE Stevens 
Road, and south of SE Monterey Avenue. It also includes the currently approved Eagle Landing 
site east of SE Stevens Road and south of SE Monterey Avenue in the vacant unimproved lot. 
The existing and approved uses are already included in the background conditions analysis; 
thus, the Total Traffic Conditions reflect the additional trips that would be generated on the site 
with the proposed development scenario. 

T h e Institute of Transportation Engineers (ITE) report, Trip Generation, s"' Edition, was used to 
calculate the A M and PM peak hour trips. A separate methodology was used to estimate 
midday peak hour trips because standard rates are not available. After the initial trip 
generation was estimated, trip reductions were applied to reflect pass-by traffic attracted to 
the site along with interna! trips that remain entirely within the site. 

5.1.1 Trip Reductions 

T h e ITE Trip Generation Handbook discusses pass-by trips as: 

"...made as intermediate stops on the w a y from an origin to a primary trip destination 
without a route diversion. Pass-by trips are attracted from traffic passing the site on an 
adjacent street or roadway that offers direct access to the generator. Pass-by trips are not 
diverted from another roadway." 

T h e methodology in chapter 5 if the ITE Trip Generation Handbook was used to arrive at a pass-
by percentage for the Shopping Center, ITE land use code 820. ITE defines internal trip 
reduction as: 

"...a percentage reduction that can be applied to the trip generation estimates for individual 
land uses to account for trips internal to the site." 

T h e following is an important note taken from the Trip Generation Handbook: 

"It is important to note that these [internal tripj reductions are applied externally to the site 
(i.e., at entrances, at adjacent intersections, and on adjacent roadways). T h e trip reduction 
for internally captured trips Is separate from the reduction for pass-by trips. These are t w o 
distinct phenomena, and both could be applicable for a proposed development. T h e 
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internal trips, if present, should be subtracted out before pass-by trip reductions are 
applied..." 

T h e methodology In chapter 7 of the ITE Trip Generation Handbook was used to calculate 
internal trip reduction volumes. 

5,1,2 AM and PM Peak Period Trip Generation 

Table 9 depicts the total A M ami PIV peak hour trips associated with the proposed Eagle 
Landing development, including the trips of the currently approved, but not cc strutted, Eagle 
Landing Site, the low-rise apartments just to the south of the New Hope Church Site, and the 
N e w Hope Church. (Appendix E contains worksheets for the internal capture computations f o r 
the A M and PM peak hours.) 

Table 9. Total A M & P M peak Driveway Trips Generated By T h e Proposed Development 

Land Use ITE Code Area 
PM Peak Hour AM Peak Hour 

Land Use ITE Code Area In Out Total In r O l i t i Totnl 
OFfite /Commerciali 

710 500,000 
S.F. 

12'; 623 751 692 786 
Internal T r i p s ' ^ 710 500,000 

S.F. 
28 23 5 1 6 14 20 

Additional NetworkTrips 
710 500,000 

S.F. 
9« eoi 700 686 HO 766 

Condominiums (Residential 
2 3 0 

745 
Units 

209 103 312 44 214 257 
Internal Trips'*1 2 3 0 

745 
Units 

6 0 61 130 12 24 36 
Additional Network Trips 

745 
Units 

140 42 182 31 190 2 2 1 
Senior Adult Housing {Residential) 

252 
120 

Units 

7 5 12 5 4 9 
Internal Trips '" 252 

120 
Units 

2 2 1 G 1 
Additional Network Trips 

252 
120 

Units 
5 3 8 4 4 8 

Shopping Center (Commercial) 

320 
460,000 

S.F. 

873 94G 1E2P 233 187 480 
Internal Trips'^ 

320 
460,000 

S.F. 
92 107 199 38 26 64 

Pass-By Tips (mixed | ( j r 320 
460,000 

S.F. 195 210 405 64 40 104 
Addition al Network Trips 

320 
460,000 

S.F. 
586 G29 1215 1 9 1 121 312 

Hotel (Residential) 
310 

120 
Units 

38 33 7 1 3 1 211 51 
Internal Trips^' 310 

120 
Units 

12 I t IH <3 2 11 
Additions' Nelworii Trips 

310 
120 

Units 
25 22 47 22 18 40 

Church (Commercial) Adjusted 
Field 
Data 

121,000 
S.F. 

160 203 363 206 68 274 
Internal Trips*41 

Adjusted 
Field 
Data 

121,000 
S.F. 

O 
WO 

0 0 0 O 0 
Additional Networ < Trips 

Adjusted 
Field 
Data 

121,000 
S.F. 

O 
WO 203 363 20b 68 274 

Trips Genera ted 1415 1913 3328 1271 587 185 B 
Internal Trips''1" 204 203 408 66 66 132 
Pass-By Tips 195 

1015 
210 405 64 40 104 

Total Additional Network Trips 
195 

1015 15DÜ 2515 1141 481 1622 
Nats:: 
(1) Pajs-bv trip were calculate ' with tne methodology used In chapter 5 of the i r e Trip Puneration Hirtifbo&lfc Bth Edltton. The associated 

pg i i -by percent® ratoMnd from the fitted curve equation In figure 5.5, was JtSSi. 

(z) Internal trips were ralc> ted ustn h e n e t h o d o k ^ y u i I In chap te r ? of the rrE Trip Generation Handbook, ft"1 Ed i to r 

Source: m Trip GerterutuHi Mo/iun(, fl* ¿ditian 
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Table 10 depicts the background trips associated wUh the Eagle Landing development: the trips 
of the currently approved, but not constructed, Eagle Landing Site; the trips generated by the 
low-rise apartments just to the south of the New Hope Church Site; and the trips associated 
with the New Hope Church itself. 

Table 10. Net A M & P M Peak D r i v e w a y Trips Assumed in the Background 

PM Peak Hour AM Peak Hour 
U n d Use ITE Code Area In Out Total In Out Total 
Office (Commercial) 

600,DOC' 
S.F. 

12S 623 751 692 94 786 
Internal Trips"5 710 

600,DOC' 
S.F. 

13 9 22 0 4 4 
Additional Network Trips 

600,DOC' 
S.F. 

115 614 729 692 94 782 
Senior Adult Housing (Residential) 

108 
Units 

7 4 11 4 4 8 
Internal Trips'3' 

Additional Network Trips 
252 108 

Units 2 
5 " 

2. 
2 

4 
7 

1 
3 

1 
3 

2 
6 

Low Rise Apartments (Residential) 
Feld 
Data 

37 
Units 

40 22 62 16 20 36 
Internal Trips'5* 

Feld 
Data 

37 
Units 13 12 25 6 7 13 

Additional Network Trips 

Feld 
Data 

37 
Units 

27 10 37 10 13 23 
Shopping Center (Commercial) 401 434 835 92 59 151 

Internal Trips ' 
e 20 150,000 22 28 50 12 8 20 

Pass-By Tips (mixed)"® 
e 20 

S. F. 12S 138 267 28 18 46 
Additional Network Trips 250 268 518 S2 33 85 
Church (Commercial) Adjusted 121,000 

S. F. 

160 203 363 206 68 274 
Internal Trips'5' Field 

121,000 
S. F. 

0 0 0 0 0 0 
Additional Network Trips Data 

121,000 
S. F. 

160 203 363 206 68 274 
Trips Generated 735 1287 2021 1010 246 1256 

Internal Trips'3' 50 50 100 19 20 39 
Pass-By Tips 12S 138 267 28 18 46 

Total Additional Network Trips 556 1098 1654 963 208 1171 

(1) Pass-by trip w e r e calculated With t h e m e t h o d o l o g y u s e d In C h a p t e r 5 o l the ITE T r i p G e n e r a t i o n H a n d b o o k , 8».h Edit ion. T h e associated 
pass-by p e r c e n t a g e , calculated f r o m t h e fitted t u i v e ef|uatic>i In f igure 5.5, w a s 25%. 

( J ) Internal Irlps w e r e calculated using t h e m e t h o d o l o g y u s e d In c h a p t e r 7 o ' t h e ITE T r i p G e n e r a t i o n H a n d b o o k 6 t h Ldi' ion 

S o u r c e ITE T r i o G e n e ration M a n u a l , fith Edit ion 
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Table 11 depicts the Total Net N E W driveway trips associated with the expansion of the 
currently approved Eagle Landing development. Because the trips associated with the currently 
apDroved, but not constructed, Eagle Landing Site, the low-rise apartments Just to the south of 
the New Hope Church Site, and the trips associated with the New Hope Church itself are 
already accounted for in the background traffic ana lysis, they have been removed from the Net 
New totals. 

Table 11. Net N E W AM & PM Peak Driveway Trips. 

Net New PM Peak Hour AM Peak Hour 
Innd Use ITE Code Area In Out Total Jn Oui Total 
Office (Commerciali 

0 
S, F 

n 0 u 0 0 0 
Internal Trips 710 

0 
S, F 

15 14 23 G i n 16 
Additional Network Trips 

0 
S, F -15 -14 -29 -6 i n If. 

Condominiums (flgildential 
745 

Units 

709 103 312 44 214 ¿57 
Internai Trips 230 

745 
Units 

69 61 130 12 24 36 
Additional Network Trips 

745 
Units 

140 42 18? 31 190 221 
Senior Adult Housing (Residential) 

12 
Units 

1 0 1 1 0 1 
Internal Trips 252 

12 
Units 0 0 0 0 -1 -1 

Additional Network Trips 

12 
Units 

3 0 1 7. -1 fi 
Low Rise Apartments (Residential) r fc 

r, 
-37 

Units 

-40 -22 -62 -16 -20 -36 
Internal Trips r fc 

r, 
-37 

Units 
-13 -12 -25 -6 -7 •13 

Additional Network Trips 

r fc 
r, 

-37 
Units 

-27 -10 -37 -10 -13 -23 
Shopping Center (Cornmereiai) 473 512 9 B ' J 201 128 329 

Internal Trips 
620 330,000 70 80 150 26 18 41 

Pass-By Tips 
620 

S.F. 67 72 13S 39 23 59 
Additional Netwoik Trips 336 3G0 6 9 6 139 87 226 
Hotel (Residential) 

120 
Units 

38 33 71 3 1 20 51 
Internal Trips 310 

120 
Units 

12 11 23 9 2 11 
Additional Network Trips 

120 
Units 

25 22 47 22 IB 40 
Church (Commercial) A d j u s t s 

0 
S.F. 

0 0 0 O 0 D 
internalTripS Held 

0 
S.F. 

CI 0 0 0 a 0 
Additional Network Trips Data 

0 
S.F. 

0 0 0 0 0 0 1 

Trips Generated G 80 627 1307 261 342 603 1 
Internal Trips 154 154 JOS 47 47 
Pass-By Tips 67 72 139 36 23 59 

Total Additional Network Trips 459 401 860 178 272 450 

Notes: 
(1) Trip rates for the Low Rise are based on actual field data collection a t the î l te ^l '">wav 

Source: ITE Trip Generation Manual 8* edition 
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5.1.3 Midday Peak Period Trip Generation 

After consulting with Clackamas County regarding the Midday trip generation for the proposed 
Eagle Landing development, the following methodology was agreed upon. T h e trip generation 
rates and percentage of inbound versus outbound trips were the main difference between 
Midday and peak period trip generation. 

The following bullets summarize the assumptions behind the trip generation rates for each land 
use assumed for the Midday analysis: 

• Office; There is no additional office space o v e r and above what has already been approved. 
Therefore, there are no Midday trip generation rates assumed. 

• Condominiums: A study by Lancaster Engineering at the Sandy Bluff Subdivision averaged 
trips into and out of the subdivision for three days. This count resulted in a Midday rate of 
0.31 trips per single detached household with 53% entering and 47% exiting. The ratio 
between dally trip generations for condominium versus single family residence was 61%. 
After this conversion factor was applied to the Sandy Bluff Subdivision, a final trip rate of 
0.19 trips per condominium, with 53% entering and 47% exiting, was used. 

• Senior Adult Housing: A study by Lancaster Engineering, similar to that used for the 
Condominiums, was used for the Senior Adult Housing. This study resulted in a rate of 0.52 
trips per Senior Adult Housing Unit, with 57% entering and 43% exiting. 

• Shopping Center: For a lack of better information, and by Clackamas County staff 
recommendation, the PM peak period trip generation rates were used for the Shopping 
Center, but with the assumption of 50% entering and 50% exiting. 

• Hotel: A driveway trip study was conducted by David Evans and Associates at the Residence 
Inn at 2115 SW River Parkway ¡n Portland. This study resulted in a trip generation rate of 
0.11 trips per unit during the Midday peak. 

• Church: There is no expansion of the church proposed over and above what has already 
been approved. Therefore, there are no Midday trip generation rates assumed 

internal captures as well as pass-by trips were assumed in accord with the 8<h Edition of the ITE 
Trip Generation Handbook. Detailed tables of the trip generation are contained in Appendix F 
and detailed internal capture summaries are contained in Appendix G. Table 12 depicts only 
the T O T A L NET N E W trips added to the network. 
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Table 12. Total Net N E W Midday Peak Driveway Trips 

Land Use ITE Code 
NET NEW 

Area 
Midday Penk Huur 

Land Use ITE Code 
NET NEW 

Area In Out TulsM 
Office (Commercial J 

Counted 
Adjuste 

0 
S . F. 

0 0 0 
Internal Trips 

Counted 
Adjuste 

0 
S . F. - 3 0 

Additional Network Trips 

Counted 
Adjuste 

0 
S . F. 

•3 0 -3 
Condominiums (Residential 

Counted 
Adjusted"1 

7*5 
Units 

7'i 7 1 142 
Internal Trips 

Counted 
Adjusted"1 

7*5 
Units 

•2fi -24 -50 
Additional Network Trips 

Counted 
Adjusted"1 

7*5 
Units 

47 92 
Senior Adult Housing (Residential) 

Counted 
Adjusted" ' 

12 
Units 

25 25 50 
Internal Trios 

Counted 
Adjusted" ' 

12 
Units 

-9 -9 -IS 
Additions! NetworkTrips 

Counted 
Adjusted" ' 

12 
Units 

16 16 32 
low Ulse Afinrrments (Residential) 

Counted 
-37 

Units 

-31 -31 -62 
Internal Trips Counted 

-37 
Units 

1 1 11 22 
Additional Network Trips 

Counted 
-37 

Units 
-20 •20 -4Q 

Shopping Cunter (Commetciaf) 

820 330, oao 
S. F 

492 492 984 
internal Trips 

820 330, oao 
S. F 

•24 -30 -St 
Pass-By Tipi 

820 330, oao 
S. F -85 -«0 -165 

Additional Network Trips 

820 330, oao 
S. F 

383 3B2 765 
Hotel (Residfirtiali 

Counted & 
Adjusted'1* 

12 Q 
Units 

8 5 13 
Internili Trips 

Counted & 
Adjusted'1* 

12 Q 
Units 

- 3 -2 -5 
Additional Network Trips 

Counted & 
Adjusted'1* 

12 Q 
Units 

5 3 8 
Church (Corninercinl) 

Counted & 
Adjusted 

0 
S. F. 

0 0 0 
Internal Trips 

Counted & 
Adjusted 

0 
S. F. 

(] 0 0 
Additional Network Trips 

Counted & 
Adjusted 

0 
S. F. 

0 0 0 
Trips Genera ted 565 562 1127 

Internal Trips -54 -53 -107 
Pass-By Tips: -85 •BO -156 

Total Additional Network Trips 426 429 855 
Notes. 
(0 A: Clackamas County request, IF£ rates ,ver adjusted li ted on cal cted field dife In Ih; Portlind Metro area 
Sower.' ITt Trip Generation Manual, Si" EdHlan 
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5.2 Trip Distribution 

Trip distribution for the AM, Midday and PM peak periods is described below. 

5.2.1 AM and PM Peak Period Trip Distribution 

The trip distribution was derived from the Metro regional VISUM Model using a select zone 
analysis. The future trip distribution was quite different between the land uses; therefore, 
residential and non-residential trips have different distribution patterns. Because the net new 
driveway trips for the New Hope Church and the office uses are relatively low, the 
corresponding trips were assumed to have the same distribution as the Commercial trips. 
Table 13 depicts the assumed trip distribution. One minor modification to the VISUM 
distribution was implemented during the PM peak period. Due to the presence and extent of 
southbound queuing on 82nd Avenue, all site generated trips accessing 82nd Avenue via 
Monterey Avenue were assumed to cross over 1-205 at a location farther north and use either 
Bob Schumacher or Stevens to access the site 

Table 13. A M & P M Peak Trip Distribution Percentages for the Proposed Development 

Road S e g m e n t 

Resident ial P e r c e n t a g e s Commerc ia l P e r c e n t a g e s 

Road S e g m e n t 
AM PM AM PM 

Road S e g m e n t IN OUT IN OUT IN OUT IN OUT 
North o n SE Stevens Road 0 D 1 1 1 1 O 0 9 10 
North o n 5E Bob Schumacher Road 38 3 3 22 16 7 10 11 6 
North on 82"" Avenue Via M o n t e r e y 0 15 0 0 0 5 D 0 
Wes t on M o n t e r e y Past 8 2 , d Avenue 5 4 8 8 1 1 2 2 
South o n 82"" Avenue Via M o n t e r e y 0 4 0 0 0 0 0 0 
South o n 93 ' d Avenue Via Sunnyside 5 4 0 6 2 3 0 2 
Clackamas Town Center Via Sunnyside 12 9 1 1 12 5 8 9 5 
W e s t On Sunnyside 0 0 0 0 7 9 4 1 
South on I-205 via t h e Sunnyside In terchange 0 15 7 13 1 5 15 9 16 
Wes t on Sunnybrook Boulevard 0 0 5 0 1 ; 5 6 3 
East on Sunnybrook Boulevard 0 0 3 0 2 : o 2 0 
North on (-205 via t he Sunnyside In terchange 16 0 10 11 21 15 16 10 
Hospital Access 5 5 5 5 2 8 6 8 
Shopping Center Access 0 3 5 4 0 0 0 0 
East o n SE Sunnyside Road 14 S 7 10 36 20 25 3 3 
East o n SE William Otty Road 5 2 4 4 1 1 1 1 

Source: M e l r o S e c t o r a l Th'y*I Demand Forecasts {VISIJM) 

The trip distribution patterns were applied to the calculated additional trips in Table 11 to 
assign the site-generated traffic to the network. Figure 11 depicts the total AM and PM peak 
hour site-generated trips. 

5.2,2 Midday Trip Distribution 

Table 14 summarizes the Midday trip distribution percentages for the Eagle Landing 
Development. These percentage figures were based on a synthesis of A M and PM peak hour 
trip distribution percentages. Figure 12 depicts the total Midday site-generated trips. 
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Table 14. Midday Trip Distribution Percentages for the Proposed Development 

Residential P e r c e n t a g e Commerc ia l P e r c e n t a g e 
IN OUT IN OUT 

North o n SE Stevens Rqatl 12 1 1 9 1 0 
North o n SE Bob Schumache r Road 22 16 1 1 6 
North on 82n 0 Avenue Via M o n t e r e y O 0 0 a 
Wes t on Mon te rey Past 82™ Avenue & 8 2 2 

South o n 82n a Avenue Via M o n t e r e y 0 0 0 a 
Shopping Center on t h e nor th Side of SE Sunnyside Road 5 4 0 c 
5 o u t h on 9 3 m Avenue Via Sunnyside 0 6 0 2 
Clackamas Town Center Via Sunnyside 1 1 12 9 5 
Wes t On SE Sunnyside Road 0 0 A 4 
South o n I-205 i/ia t h e Sunnyside In te rchange S 13 9 16 
East on SE Sunnybrook Boulevard 3 a 2 0 
Wes t on SE Sunnybrook Boulevard 5 0 6 3 
North o n 1-205 via t h e Sunnyside In terchange 10 i l 16 10 
Hospital on t h e sou th side of Sunnyside Road 5 5 E 8 
East on SE Sunnyside Road 7 10 25 33 
Esst on SE William Ot ty Road A 4 1 1 
Source; Of A lynliiesis of AM and I'M Metro teglonnf frai^f Cement/Forecoifs fVUCiM,I 

5.3 2035 Total Traffic Volumes 

The Total Traffic volumes were calculated by combining the additional trips generated by the 
proposed Eagle Landing development to the 2035 background traffic volumes. Figure 13 
depicts the 2035 Total AM and PM peak hour turning movement volumes while Figure 14 
depicts the Midday peak hour volumes. 

5.4 2035 Total Traffic Operations 

Figure IS depicts the intersection mitigations that would be required for the net increase in 
traffic demand associated with the proposed Eagle Landing development to not have an 
adverse impact on the local transportation infrastructure system. The resulting operations, 
after the mitigations are in place, would either meet jurisdictional standards or would be 
improved over that of the background conditions. 

Figure 16 depicts the intersection operational results for the year 2035 total traffic analysis. 
The full Synchro/SimTraffic outputs are contained in Appendix H. 

During the AM peak hour all study area intersections are expected to operate at LOS D or 
better. 

During the Midday peak hour the intersection of Sunnyside Road at 82nd Avenue Is expected to 
operate at LOS F but with slightly less delay than under the background conditions. All other 
study area intersections are expected to operate at LOS E or better. 

During the PM peak hour, the intersections of Sunnyside at 82nd and Monterey at 82nd are 
expected to operate at LOS F; however, the additional trips generated by the proposed Eagle 

Eagle Lai, Jing Traffic Impact Analysis 

162 

Page 29 



Landing development thai would travel through this intersection would result in an 
immeasurable change in either V/C ratio or delay as compared with the 2035 Background 
Conditions. Therefore, no measurable impact from the proposed development is anticipated. 
All other study area Intersections are expected to operate at LOS D or better. The intersections 
of Sunnyside at 1-205 southbound and Sunnyside at 1-205 northbound are expected to operate 
with V/C ratios of 0.94 and 0.93, respectively. This is below the background conditions where 
the two intersections are expected to operate with V/C ratios of 0.96. 

5.4.1 2035 Total Traffic Queuing 

Table 15 summarizes queue lengths within the study area for the 2035 Total Traffic Conditions. 
The following list highlights the most noteworthy changes in queue lengths as compared with 
2035 Background Conditions: 

The closer an intersection is to capacity, the larger the variance in the SimTraffic model runs. 
The queue length differences at the intersection of 82nd Avenue at Sunnyside Road can be 
contributed to model variation. 

The southbound left turn at the intersection of Sunnyside Road and the 1-205 southbound ramp 
terminal is expected to exceed its available storage length in the Midday peak period under 
build conditions with a queue length of 475 feet, but vehicles exiting [-205 would still have 
plenty of time for perception, reaction, and braking distance. 

The Eagle Landing development traffic at the intersection of Sunnyside Road at Stevens Road 
impacts would be offset by the mitigations that are proposed (Figure 15) for this intersection. 
The Eagle Landing site generated traffic would not create any safety issues at this intersection. 
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Table IS. 2025 Build Conditions Queue Lengths by Movement 
u v u e l e n g i l A i n u Able i Q U e u n l e n g t l l 

S t o r a g o i n t e n s e h o n M d l f t r w s i i l m M i d d a y A M . • i t e r « » ( m a r t « l i o n M o v e m e n t I ' M * T A M S t o r a g o 

E U L 2 2 5 2 2 5 1 5 0 1 5 0 E U L 25 -

E d T ¿ 5 0 - 5 0 2 0 0 - E B T R 75 5 3 -

E B R 2 7 5 1 0 0 7 5 2 3 5 W B L l O O 5 9 -

W B L 
W B T 

« 0 
4 7 5 

3 2 5 
i S O 

1 7 5 
3 0 0 

2 7 5 
S t e v e n s & 

W B T P 

N B L 
10O 
1 5 0 

7 5 
125 1 7 0 

S u n n y s l J c @ w a f t Ï 2 S 1 7 5 1 2 5 - S S o p e n t r a n c e ' " N B T 2 5 0 275 -

S 2 n t l A v e n u e N B L 2 5 0 3 0 0 2 0 0 1 2 5 N B T R 275 300 -

N B T > 1 0 0 0 7 5 0 4 5 0 - S S L 1 2 5 1 0 0 1 3 0 

N B R 2 2 5 2 7 5 2 7 5 1 7 5 S « T 7 2 5 2 0 0 -

s a i . 1 2 5 1 2 5 1 5 0 s o 5 S T H G75 225 -

S B T »100L, > 1 0 0 3 2 2 5 » EBL 75 S O 265 

Sfl l l 125 1 7 5 1 2 5 95 E B T 3 5 0 75 -

E U T ?.50 200 125 - E B T R 3 7 5 7 5 -

E B T R 2 5 0 3 0 0 l i » - W B L 7 5 5 0 175 

S u n h y i l d u (?> 
Ï Â f J . i s 

A/BI. 
W B T 
NBL 

1 2 5 
1 7 5 
5 7 5 

1 5 0 
1 2 5 
2 2 5 

1 2 5 
2 5 0 
3 5 0 

1 5 0 
S l a v e r « & H u b 
S c h u m a c h e r 

W B T 
W B T R 

N B l 

4 0 0 
' J 7 S 
75 

225 
3 2 5 
2 5 BO 

N B R 20'J 1 0 0 1 Q U - N B T P 1 0 0 5 0 -

E O T '.75 3 0 3 1 7 5 - S B L 3 5 0 175 2 5 0 

EBP 7 S 125 25 - S B L T 9 0 0 175 -

W B L 175 I 5 Q 2 7 5 2 0 0 S B K 225 SO 3 0 0 

S i i i m y s l d « ® 
I -205 S P T i â t i p 

W B T 
S 3 i 

« 2 5 
4 2 5 

7 0 0 

< 7 5 

4 5 0 
4 2 5 « 5 0 * 

E B L T 
EBI 

1 5 0 
75 

75 
25 5 0 0 

S B Î 8 3 2 5 6 7 5 3 5 0 - W B L T 1 0 0 75 -

s u a 
EE1L 

7 5 
3 2 5 

4 0 3 
3 7 5 

1 2 5 
2 5 0 

4 5 0 
1 7 5 * 

M o n t e w y 4P 
2uh 

S c h u m a c h e r 1 " 

W B R 
N B L 

5 0 
75 

5 0 
7 5 

B D 
275 

E B T 
W B T 

Î 5 0 
mo 

2 7 5 
4 5 0 

5 7 5 
400 

M o n t e w y 4P 
2uh 

S c h u m a c h e r 1 " 
N B T 

N B T R 

2 5 0 
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2 5 0 : 1 

S u i m v i l d c & 
I - 3 0 S N » r ^ n p 
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Ì O Q 
a u 
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3 a 
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175 
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75 
75 

I t o 

150 
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E B R 1 0 0 1 2 5 5 0 1 7 5 S Ü L T R 75 50 -

W B L 1 5 0 1 5 0 1 5 0 1 7 0 E B L 75 5 0 .300 

W B T 4O0 5 7 5 > 1 0 0 0 - E B T R 2 7 5 75 -

j u m y s l d 2 <B 
W B R 
N B L 

SOD 

150 
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> -
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SI « v e r a " ' 
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3 5 0 

3 0 0 
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5.4.2 2035 Total Traffic Corridor Operations 

As can be seen in Table 16, all corridors in all time periods would operate at LOS E or better. It 
should be noted that the southbound Bob Schumacher/Stevens corridor is expected to operate 
at 1 1 mph instead of 3 mph in the background conditions. 

Table 16 .2035 Total Traffic Corridor Operations 

Direct ion 

Sunnys lde Corridor Bob S c h u m a c h e r / S t e v e n s Corridor 

Direct ion 
AM M D P M AM PM 

Direct ion Speed LOS S p e e d LOS Speed LOS S p e e d LOS Speed LOS 
W e s t b o u n d / N o r t h b o u n d 2 1 D 14 E 23 c 19 C 16 D 
Eas tbound /Sou t l ibound 30 B H i s D 29 B 19 c U E 

Nates: 
Results {¡enetated w i t h the u s e o f S l m T r a f f i c . 
A r t e i l a l L O S w o r k s h e e t s f r o m S l m T r a K I : c a n be f o u n d In A p p e n d i n e . 
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6 Conclusions and Recommendations 

Based on the findings of the traffic impact analysis, the proposed Eagle Landing Development 
can be implemented while maintaining acceptable levels of service on the surrounding 
transportation system. This analysis has resulted in the following findings and 
recommendations: 

6.1 Conclusions 

In all scenarios and time periods, intersection operations can be mitigated so that City of Happy 
Valley, Clackamas County and ODOT performance standards can be met except for the 
following intersections: 

• 82nd Avenue at Sunnyside Road (Midday and PM), 
• 82nd Avenue at Monterey Avenue (PM), 

At these intersections, additional traffic added by the proposed development would result in no 
measurable change in either V/C ratio ordelay when compared with Background Conditions, 
Because conditions do riot worsen over the Background, the requirements of the 
Transportation Planning Rule are met and the proposed development would have no impacts at 
these locations. 

6.1.1 Existing Conditions 

The only intersections to operate at LOS F under existing conditions are the intersections of 
82 r d Avenue at Sunnyside Road and 82nd Avenue at Monterey Avenue in the PM peak hour. 
The poor LOS is due to near capacity operations and high turning volumes. 

6.1.2 2035 Background Traffic 

The following intersections are expected to operate outside of jurisdictional standards: 

• 82nd Avenue at Sunnyside Road (Midday and PM) 

• 82nd Avenue at Monterey Avenue (PM) 
• Sunnyside Road at the 1-205 southbound ramp terminal (AM) 
• Sunnyside Road at the 1-205 northbound ramp terminal (Midday and PM) 
• Sunnyside Road at Stevens Road (AM and PM) 
• Stevens Road at Bob Schumacher Road (PM) 
• Stevens Road at Causey Avenue (PM) 
• Monterey Avenue at Bob Schumacher Road (PM) 
• Sunnybrook Boulevard at 1-205 southbound ramp (AM and PM) 
• Sunnybrook Boulevard at 1-205 northbound ramp (AM and PM) 
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6.1.3 2035 Total Traffic 

The intersection of 82ntl Avenue at Sunnyside Road would fail to meet Clackamas County and 
ODOT standards in the PM peak hour and fail to meet Clackamas County standards in the 
Midday and PMpeak hours, due to over capacity operations causing large queues to form 
approach this intersection in both the north and southbound directions. The intersection of 
82"d Avenue at Monterey Avenue would fail to meet Clackamas County standards in the Midday 
and PM peak hours due to the southbound queue from 82nd Avenue at Sunnyside Road 
extending northward through this intersection and causing it to fail. However, because these 
intersections would not measurably worsen between background and total conditions, no 
impact from the proposed development is anticipated. 

The intersection of Sunnyside Road and the 1-205 northbound ramp would fail to meet ODOT 
V/C standards in the Midday and PM peak hours. However the V/C ratio for the intersection is 
expected to be lower than that of the background conditions due to the proposed mitigations 
(summarteed in Figure 15) and therefore no impact from the proposed development is 
anticipated, 

6.2 Transportation Planning Rule Compliance 

Division 12 of the Oregon Administrative Rule was prepared by the Department of Land 
Conservation and Development to Implement Statewide Planning Goal 12 (Transportation) by 
addressing transportation planning. OAR 550-12-0060 addressed Plan and Land Use 
Amendments and requires that allowed land uses are consistent with the identified function, 
capacity, and performance standards (e.g. level of service, volume to capacity ratio, etc.) of the 
transportation system. If a plan or land use regulation amendment is considered to significantly 
affect a transportation facility, then the rules require the local government to adopt measures 
to reduce the impacts. 

A description of the proposed zoning changes, the resulting trip generation calculations, and 
the proposed mitigation to address impacts are presented below, 

6.2.1 Summary of Zoning Changes 

The Eagle Landing development is located partially within City of Happy Valley boundaries and 
partially within unincorporated Clackamas County. This creates a more complex dynamic when 
addressing current and proposed zoning. The proposed zoning (for both jurisdictions) will be 
written to require a single Master Plan to be submitted to both Jurisdictions for the project as a 
whole, This way, all cumulative impacts will be addressed at once. 

The proposed zoning does not remove any of the currently allowed uses but expands the type, 
density, and permissible building height of the proposed uses resulting in a more compact and 
densely developed live/work environment. This type of environment is in line with goals of the 
Clackamas Regional Center Area Design Plan, which include: 

• Allow and promote compact development as a means to encourage efficient use of 
land, promote non-auto trips, and protect air quality 
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• P r o m o t e d e v e l o p m e n t pa t te rns wh ich use land eff ic ient ly and suppor t t ranspor ta t ion 

Investments 

• Transit ion t o w a r d s m o r e intensive use of land t h r o u g h infill and r e d e v e l o p m e n t , a n d 

phased d e v e l o p m e n t o f in f rastructure and urban design i m p r o v e m e n t s 

• A c c o m m o d a t e a n d e n c o u r a g e appropr ia te land uses in t h e Regional Center and a long 

Corridors 

The existing a n d proposed zoning for both Clackamas County and Happy Val ley are presented 

b e l o w . 

CLACKAMAS C O U N T Y Z O N I N G 

Existing: The por t ion of land w i t h i n t h e study area under Clackamas County jur isdict ion is 

current ly zoned High Density Residential [HDR) and Regional Center Special High Density 

Residential (RCHD). 

Clackamas County Zoning and Development Ordinance (ZDO) states that within the HDR zoning, the 

primary allowed uses are: 

A. Multifamily dwellings; three-family dwellings; 
B. Two-family dwellings; congregate housing facilities; 

C. Condominiums, subject to Section 803; 

D. Nursing homes, subject to Section 810; 
E. Utility carrier cabinets, subject to Section 830; 
F. Bed and breakfast residences and inns, subject to Section 832; and 

C. Wireless telecommunication facilities listed h Subsections 835.04(B) and (C) subject ta 
Section 835. 

Clackamas County ZDO states that within the RCHD zoning, the primary uses area: 

A. Multifamily dwellings; congregate housing facilities; 

B. Condominiums, subject to Section 803; 
C. Nursing homes, subject to Section 81C; 

D. Utility carrier cabinets, subject to Section 830; and 
E. Wireless telecommunication facilities listed in Subsections 835.04(B) and (C), subject to 

Section 835. 

Proposed: This por t ion of t h e study area is proposed t o be zoned as P M U - 6 w i t h n o di f ferences 

in the a l l o w e d pr imary uses. P M U - 6 Is specifically designated for t h e Eagle Landing site a n d is 

i n t e n d e d to d o the fo l lowing: 

A. Create a quantifiable sustainable mixed use area with high employment and housing 
densities, structured parking, and high amenities in an urban design, 

B. Create a distinct area that is accessible by a range of transportation modes, 
C. Assure that the district is pedestrian accessible undo quality pedestrian environment is 

created, and 

D. Provide for essential public facilities and services. 
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HAPPY VALLEY ZONING 

Existing: The portion of land within the study area under The City of Happy Valley jurisdiction is 
currently zoned under the County designation of Office Commercial (OC). 

Clackamas C o u n t y ZOO states that within the OC zoning, the primary allowed uses are: 

A. The following uses shall occupy office-type structures: 
1. Business and professional offices, including legal, financialarchitectural, engineering, 

governmental, manufacturer's representatives, property management, and corporate 
and administrative offices; 

2. Graphic arts, printing, blueprinting, photo processing or reproduction labs, publishing 
and bookbinding services; 

3. Light manufacturing, assembly, research and development uses that hove physical and 
operational requirements which are similar to other office uses allowed In this district; 

4. Banks, credit unions, and savings and loan, brokerage, and other financial institutions; 
5. Business services such as duplicating, photocopying, mailing and stenographic services, 

employment agencies, business management services, notary public, office and 
communications equipment andservicc, and real estate offices; 

6. Any use that the Planning Director finds to be similar to one or more of those specified 
above and consistent with the Comprehensive Plan and the purposes of Section 507. A 
request for a determination under Subsection 507.03(A)(8) shall be processed as an 
Interpretation pursuant to Subsection 1305.03. 

B. Colleges, educational institutes, and trade schools; art, music, or dance studios; radio and 
television studios, excluding transmission towers; 

C. Galleries and museums; small-scale (seating capacity up to 500) assembly or convention 
facilities, and theaters for performing arts; exhibition halls, libraries, senior centers and 
fraternal organizations; 

D. The following service commercial uses may be provided within an OC development, up to a 
maximum of 20 percent of the gross floor area of the development. Service commercial uses 
are allowed only in conjunction with another primary use and must be established 
concurrently with, or after, another primary use: 

2. Personal services such as foundry, dry cleaning, tailor, barber and beauty salons, shoe 
repair, photo processing services, and tanning salens; 

2. Cofes and delicatessens which serve at feast breakfast and/or lunch; and catering 
services. No drive-through window service shall be allowed; 

3. Video sales and rentals; 
A. Bakeries; and 

5. Any use thai the Planning Director finds to be similar to one or more of those specified In 
Subsections 507.03(D)(1) through (A) and consistent with the Comprehensive Plan and 
the purposes of Section 507. A request for a determination under Subsection 
507.03(D)(5) shall be processed as an interpretation pursuant to Subsection 1305.03; 

E. High density residential, subject to Section 303; 
F. Bed and breakfast residences and inns, subject to Section 832; 
0. Parking structures and areas which serve developments located within the OC district or a 

park-and-rlde; transit stations and bus shelters; and 
H. Wireless telecommunication facilities listed h Subsection 835.04, subject to Section 835. 
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Proposed: This portion of the study area is proposed to be zoned as RCMU. Allowing for the 
following primary uses, as shown in the proposed amendments to Chapter 16.23: 

A, Commercial - Retail Uses 
8. Commercial ~ Offices 
C. Industrial 

D, Institutional 
£. Civic Uses 

F, Other (including residential) 

6.2.2 Comparison of Trip Generation 
Two tables were created to compare the trip ends associated with a reasonable worst case 
build out of the existing zoning with the worst case build out of the proposed zoning. The 
currently assumed mix and density of land uses proposed for the Eagle Landing mixed use 
development represent a reasonable worst case build-out scenario for the proposed zoning. 

Table 17 is disaggregated between the two governing jurisdictions, while the proposed zoning 
is not disaggregated as a single master plan must be submitted to each jurisdiction that 
incorporates both the County and City owned land. The PM peak hour is shown as it is the 
highest total trip generator. Because the church that currently resides on a portion of the parcel 
under the jurisdiction of Clackamas County has a higher trip generation rate than any of the 
allowed residential uses it was assumed to remain irk place. 
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Table 17. PM Peak Driveway Trip Generation for Build-Out under Existing Zoning 

Goi/ernltig Jurisdiction a n d Total Lot M a x i m u m ITE Code Existing Zoning 
Cur ren t Zoning Code Size Leasable Area Assumed Land Use In Ou t Total 

eoo.ooo1*1 

S.F. 

Office 71Ü 128 623 751 
eoo.ooo1*1 

S.F. 
Internal T r ip s^ 13 9 22 

City of Happy Valley 
2 1 . 5 

Acres 

eoo.ooo1*1 

S.F. 
Additional Network Trips 115 614 729 

Zoned Office 
2 1 . 5 

Acres Shopping Center 820 401 434 835 
Commercial 

2 1 . 5 
Acres 

150 ,000 | i ! Internal Trips'21 2 1 2 8 49 
5. P. Pass-By Trips7 1 ' 129 138 267 

Additional Network Trips 251 2 63 519 
Clackamas County 

1 2 3 w 

Units 

Condominiums 230 4 8 24 72 
Zoned: Regional Cen te r 9.5 Acres 

1 2 3 w 

Units 
Internal Trips'11 16 13 29 

High Density 

1 2 3 w 

Units 
Additional Network Trips 32 11 43 

Clackamas County 
121,000 

S. F. 

Church Adjus ted 160 2 0 3 363 
Zoned; High Density 4.9 Acres 

121,000 
S. F. 

in ternal Tr ips ' 4 Field Data 0 0 0 
Residential 

121,000 
S. F. 

Additional Network Trips 160 203 363 
Trips Gene ra t ed 7 3 7 1284 2 0 2 1 

Internal Trips'^ SO 50 100 
Pass-By Trips 129 138 267 

Additional Network Trips 558 1096 16S4 

N a t e s : 
(1) Pass-by trip w e r e t a b u l a t e d wills the n i e C h e d o b g y used in c h a p t e r s of the ITE T r i p Generation H a n d b o o k , Bth Edition. T h e associated 

pass- by percentage, calculated f r o m t h e fitted curve equation In f ^ u r e 5.5, w a s 25M 
(2) Internal trips w e ' e calculated using t h e m e t h o d o l o g y u s s d in c|vaptor7 nF t h e ITE T r i p Generation H a n d b o o k , 8 " Edition 
(3) T h e port ion of land current ly under The City o f H a p p y V a l U y Jurisdiction Is current ly a p p r o v e d f o r 750,CCC SC| ft. of office (commercial ; 

w i t h tip to 20 percent Retail. 

(<)) T h e 4.9 Acres of land currently u n d e r Clackamas C o u r t l y JuilwMctton Is j e n e d a j HDH allowing for b p t o 25 d u e l l i n g units per acre. 

Sowcc; ITE Trip Geiterotton M o n i * j ( , f i u fdrt ion 

Table 18 summarizes reasonable worst case assumptions for full build out. The proposed 
zoning would increase the total PM peak hour trips by 65 percent, while the additional network 
trips would only increase by about 50 percent. These additional trips would be added to the 
street network, increasing overall demand on the transportation system. 

The proposed zoning provides one benefit that can be seen through the higher percentage of 
internally captured trips. Under the existing 2oning, less than five percent of the total trips 
generated would be internal trips while under the proposed zoning, the internal trip rate is 
more than 12 percent. This benefit is also reflected in some of the individual uses. Five times 
the number of allowed dwelling units would be allowed while the total trip ends associated 
with the residential uses would only increase by roughly four times. The leasable square 
footage for retail would increase by 220 percent while the trip ends would only increase by 150 
percent. 
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Table 18. PM Peak Driveway Trip Generation for Build-Out under Proposed Zoning 
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Pass-By Trips 195 2 1 0 405 
Additional Network Trips 1015 1500 2 5 1 5 

M o t e s : 
(11 P a s î - b y Ulp-t/ùte c a l c u l a t e d w i t h t h e m e t h o d o l o g y u s e d In d ' j p t o r S o f t h e rï£ T i p G e n e r a t i o n H a n d b o o k S t h E d i t i o n . T h e 

a s s o c i a t e d pass-by p e r c e n t a g e , c a l c u l a t e d f r o m t h e f i t t e d c u r v e e q u a t i o n In f igure 5 5, w a s iS%. 
¡2) i n t e r n a ) trips W e r e c a l c u l a t e d using t h e m e t h o d o l o g y u s e d In c h a p t e r ? o f t h e I T E T r i p G e n e - a t l o n H a n d b o o k . a ' h E d i t i o n 
(31 T h e p o r t i o n a f l a n d c u r r e n t l y unde r T h e C i t y o f H a p p y V a l l e y J u r u d i c t i o n Is c u r r e n t l y a p p r o v e d l o r 7 5 0 , 0 0 0 s q . tt. o f off ice 

( c o m m e r c i a l ) w i t h u p t o 2 0 p e r c e n t Retail . 

(4) T t i e 4 . 9 A c r e s o f l a n d c u r r e n t l y u n d e r C l a c k a u s s C o u n t y i u r l s d l c t l o n is z o n e d as H D R a l l o w i n g f o r u p t o 25 d w e l l i n g u n i t s p e r a c r e , 

Suurce: ITE Trip Generation MoimoI if* edition 
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6.2.3 Impacts and Mitigation Required for TPR Compliance 

There are several ways that an amendment to zoning could potentially cause a significant 
impact (660-12-0060(1)). In the case of the proposed zoning changes associated with the Eagle 
Landing development, this traffic study has determined that there would be a significant impact 
as defined under 660-12-0060 ( l)(c): 

... A plan or land use regulation amendment significantly affects a transportation facility 
if it would: 

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection 
based on projected conditions measured at the end of the plan ning 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 if the 
amendment includes an enforceable, ongoing requirement that would demonstrably 
limit traffic generation, including, but not limited to, transportation demand 
management. This reduction may diminish or completely eliminate the significant effect 
of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility; (NOT APPLICABLE) 

(9) Degrade the performance of an existing or planned transportation facility such that it 
would not meet the performance standards identified in the TSP or comprehensive plan; 
(APPLICABLE) or 

(C) Degrade the performance of an existing or planned transportation facility that is 
otherwise projected to not meet the performance standards identified in the TSP or 
comprehensive plan. (APPLICABLE) 

When a significant effect has been determined, compliance with section (1) must be 
accomplished through one or a combination of a number of measures outlined In subsection (2) 
of 660-12-0060. Mitigation measures proposed in this traffic study for the proposed zoning 
change fall under subsection (2){d): 

"Providing other measures as a condition of development or through a development 
agreement or similar funding method, including, but not limited to, transportation 
system management measures or minor transportation improvements. Local 
governments shall, as part of the amendment, specify when measures or improvements 
provided pursuant to this subsection will be provided/' 

The mitigations shown in Figure 15 and described below in Section 5.3 would allow all study 
area intersections to either operate within jurisdictional standards, or to have improved 
performance over that DÍ the background conditions. 
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Under subsection (3): 

,,. a local government may approve an amendment that would significantly affect an 
existing transportation facility without assuring 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 transportation facilities, improvements 
and services os set forth in section (4) of this rule would not be adequate to achieve 
consistency with the identified function, capacity or performance standard for that 
facility by the end of the planning period identified in the adopted TSP; (APPLICABLE) 

(b) Development resulting from the amendment will, at a minimum, mitigate the 
impacts of the amendment in a manner that avoids further degradation to the 
performance of the facility by the time of the development through one or a combination 
of transportation improvements or measures; (APPLICABLE) 

(c) The amendment does not involve property located in an interchange area as defined 
in paragraph (4)(d)(C); (NOT APPLICABLE} and 

(d) Far affected state highways, ODOTprovides a written statement that the proposed 
funding and timing for the identified mitigation improvements or measures are, at a 
minimum, sufficient to avoid further 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 into the record of the local 
government proceeding, and ODOT does not provide a written statement, then the local 
government may proceed with applying subsections (a) through (c) of this section. (NOT 
APPLICABLE) 

Under subsection (6): 

In determining whether proposed land uses would affect or be consistent with planned 
transportation facilities as provided in sections (1) and (2), local governments shall give 
full credit for potential reduction in 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 ttses located within a mixed-use, pedestrian-friendly center, or 
neighborhood, will generate 10% fewer dally and peak hour trips than are specified in 
available published estimates, such as those provided by the Institute of Transportation 
Engineers (ITE) Trip Generation Manual that do not 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; (NOT APPLICABLE) 
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(b) Local governments, shall use detailed or local information about the trip reduction 
benefits of mixed-use, pedestrian-friendly development where such information is 
available and presented to the local government. Local governments may, based on such 
information, allow reductions greater than the 10% reduction required In subsection (a) 
above; (APPLICABLE) 

(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 iwhich 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; (NOT APPLICABLE) 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, pedestrian-friendly 
development will vary from case to case and may be somewhat higher or lower than 
presumed pursuant to subsection (a) above. The Commission concludes that this 
assumption is warranted given general Information about the expected effects of mixed-
use, pedestrian-friendly development and its intent to encourage changes to plans and 
development patterns. Nothing in 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 required under 
the federal Clean Air Act. (NOT APPLICABLE) 

In order to help ensure compliance wi th subsection (6)[b),it is suggested that the proposed 
map amendment to rezone the subject site from Office Commercial (OC) to Regional Center 
Mixed Use (RCMU) be accepted with a condition of approval requiring that a Transportation 
Demand Management (TDM) plan be provided as part of the submittal of the master plan 
for the Eagle Landing development. 

Thus, the proposed zoning change can satisfy the requirements forTPR compliance. 

6.3 Recommendations 

Construct the network of streets, driveways, and parking garages shown in the conceptual site 
plan incorporating the following improvements: 

• Align the west end of the new east-west public street to become the east leg of the new 
four leg intersection at Monterey and Bob Schumacher. 

• Align the east end of the new east-west public street to become the west leg of the 
current roundabout at the intersection of Monterey at Stevens. 
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• Construct an internal circulation road south of and parallel to the existing Monterey 
Avenue. 

• Construct additional north-south internal access and circulation roads within the study 
area where noted on Figure 10 {the conceptual leasing plan). 

Mitigate adverse intersection operations as shown In Figure 15 and described below: 

• The southbound approach to intersection number three, Sunnyside at the southbound I-
205 ramp terminal, currently has a dedicated left-turn lane, a shared left-through lane, a 
dedicated through lane and a dedicated right-turn lane. The proposed lane 
configurations would be two dedicated left-turn lanes, a shared through-right lane, and 
a dedicated right-turn lane. The other approaches would not be changed. The 
proposed mitigation would require signal modification, sign modifications and striping 
modifications but no roadway widening. 

• The northbound approach to intersection number four, Sunnyside at the northbound I-
205 ramp terminal, currently has a dedicated left-turn lane, a shared left-through lane 
and a dedicated right-turn lane. The proposed lane configurations would be a dedicated 
left-turn lane, a shared left-through-right lane and a dedicated right-turn lane. The 
other approaches would not be changed. The proposed mitigation would require signal 
modification, sign modifications and striping modifications but no roadway widening. 

• The southbound approach to intersection number eight, Bob Schumacher at Stevens, 
currently has a dedicated left-turn lane, a dedicated through lane, and a dedicated right-
turn lane. The proposed configurations would be a dedicated left-turn iane, a shared 
left-through lane, and a dedicated right-turn lane. The other approaches would not be 
changed. The proposed mitigation would require signal modification, sign modifications 
and striping modifications but no roadway widening. 

• Three approaches to intersection number five, Sunnyside at Stevens, would need to 
undergo significant modifications to comply with jurisdictional standards. The existing 
westbound shared through-right lane would need to be extended back approximately 
500 feet and converted to a through only lane. A dedicated right-turn lane 
approximately 100 feet long would also need t o be added to the westbound approach, 
A second dedicated left-turn lane would be needed on both the northbound and 
southbound intersection approaches {to replace the shared through-left lanes) which 
would require widening the roadway on one or both sides. These intersection 
enhancements include but might not be limited to right-of-way acquisition, roadway 
capacity enhancements, signal modification, sign modifications and striping 
modifications. 

Eagle Landing Traffic impact Analysis 180 Page 38 



D A V I D E V A N S 
AND A S S O C I A T E S INC. 

MEMORANDUM 

TO: 

DATE: January 30, 2012 

Dan Johnson, Clackamas County 
Michael Walter, City of Happy Valley 

SUBJECT: 

COPIES: 

FROM: 

PROJECT: 

Josh Anderson P.E., PTOE 

Addendum to Eagle Landing Traffic Impact Analysis 

VERL00000013 - Eagle Landing Community Development 

Gail Curtis (Oregon Department of Transportation); Neil Nedelisky (Veritas Investments) 

This memorandum serves as an addendum to the Eagle Landing Mixed Use Concept Traffic Impact Analysis 
(TIA), dated August 2011. 

After submittal of the above mentioned TIA, staff from the Oregon Department of Transportation (ODOT) were 
concerned as to the way the signal timing was modified for the 1-205 interchange. After reviewing the timing 
assumed in the TIA, ODOT staff provided modified signal timing for the interchange and requested that some 
additional analysis be performed using the modified timing plans. The following analysis is a summary of the 
results found in that analysis. 

Signal Timing Changes 
The following bullets summarize changes made to existing signal timing when optimizing for this analysis: 

• 82nd Avenue 
o At Sunnyside Road 

• Same as existing 
o At Monterey Avenue (DEA modification) 

• Added an eastbound phase to accommodate a 4-leg intersection 
• Updated timing to account for higher east/west demands associated with the extension of 

Monterey Avenue to Fuller Rd. 
• Updated offset to 5 seconds from 16 seconds. 

• Sunnyside Corridor 
o At 93rd Avenue (ODOT modification) 

• Slight modification in splits to accommodate new traffic patterns 
o At southbound 1-205 Ramp (ODOT modification) 

• Slight modification in splits to accommodate new traffic patterns 
o At northbound 1-205 Ramp (ODOT modification) 

• Add a northbound right-turn overlap phase 
• Adjust splits to accommodate new traffic patterns 
• Remove northbound right-turn-on-red 

o At Stevens Road (ODOT modification) 
• Change from split phasing to protected phasing 

2 1 0 0 S W R i v e r P a r k w a y P o r t l a n d O r e g o n 9 7 2 0 1 P h o n e : 5 0 3 . 2 2 3 . 6 6 6 3 F a c s i m i l e : 5 0 3 . 2 2 3 . 2 7 0 1 
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• Add westbound right turn overlap 
• Change eastbound left-turn to lead 
• Change north and southbound left-turn to lead 
" Adjust splits to accommodate new traffic patterns 

o At Valley View Terrace (DEA modification) 
• Change eastbound left-turn to lead 
• Slight modification to splits (add 4 seconds to side street max) 

• Bob Schumacher Corridor 
o At shopping center access 

• Same as existing 
o At Stevens Road (DEA modification) 

• Adjust splits to accommodate new traffic patterns 
o At Monterey Avenue (County requested modification) 

• Change from split to permitted east/west phasing at Counties request 
" Adjust splits to accommodate new traffic patterns 

• Sunnybrook Boulevard Corridor 
o At southbound 1-205 Ramp 

• Same as existing 
o At northbound 1-205 Ramp 

• Same as existing 

Proposed Roadway Mitigations 
The proposed roadway mitigations are shown in Figure 1 at the end of this memorandum and listed in the 
following bullets. 

• Sunnyside Road at 1-205 Southbound Ramp (updated from August 2011 TIA) 
o The mitigation proposed in the Traffic Impact Analysis was removed as it is not necessary to 

meet ODOT or County standards. 
• Sunnyside Road at 1-205 Northbound Ramp (updated from August 2011 TIA) 

o Northbound approach - The original traffic study showed the modification of the existing shared 
left-through lane to a shared left-through-right lane. This mitigation was altered to maintain the 
current shared left-through lane and add a second dedicated northbound right-turn lane. The new 
dual right-turn lanes would be controlled by the signal and would be channelized through the use 
of a splitter island. The analysis was conducted assuming that the northbound right-turns would 
not be allowed to turn on red. However, it would be preferable to design the new northbound 
right-turn lanes to allow right-turns to happen when the light is red. 

• Sunnyside Road at Stevens Road 
o Northbound approach (updated from August 2011 TIA) - An additional northbound left-turn lane 

is required from the hospital onto Sunnyside Road. To accomplish this, one of the southbound 
exiting lanes (access from Sunnyside to the hospital) would be converted from a through lane to a 
northbound left-turn lane. This modification would improve the intersection alignment and allow 
for the proposed protected north/south phasing rather than the existing split phasing. 

o Westbound approach (consistent with August 2011 TIA) - The rightmost shared through-right 
lane would be extended to a length of 700 feet and converted to a dedicated through lane. A new, 
100-foot long, right-turn lane would be added. 

o Southbound approach (consistent with August 2011 TIA) - The currently shared through-left lane 
would be converted to a dedicated through lane. A second left-turn lane would be provided. The 
resulting lane configuration would be one dedicated right-turn lane, one dedicated through lane, 
and two dedicated left-turn lanes. 
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• Bob Schumacher at Stevens Road 
o Southbound approach (consistent with August 2011 TIA) - The currently dedicated through 

movement would be modified to a shared through-left turn lane. The resulting land configuration 
would be one dedicated left-turn lane, one shared through-left lane, and one dedicated ieft-turn 
lane. 

Operational Results 
This section summarizes the future year 2035 operations of the updated Eagle Landing Traffic Impact Analys ;". 
At the request of ODOT, six intersections were analyzed in the AM peak hou r and at Clackamas County request, 
all 16 intersections were analyzed in the PM peak hour. No additional analysis was performed for the midday 
peak hour. Figure 2, at the end of this memorandum, summarizes the results. 
AM Peak Hour Operations: 

• All six intersections are expected to operate at or below a V/C ratio of 0.84 with LOS at or below LOS C, 
meeting all applicable ODOT standards. 

PM Peak Hour Operations: 
f All signalized intersections are expected to operate below a V/C ratio of 0.90 and meet all applicable 

ODOT standards with the exception of the intersection of Sunnyside at 82nd, which operates at a V/C ratio 
of 1.22 (the same as no-build). 

*> All signalized intersections are expected to operate with LOS D or better and meet all applicable 
Clackamas County standards, with the exception of the two intersections along 82nd Avenue, which 
operate at LOS F due to a standing southbound queue emanating from the intersection of Sunnyside at 
82nd Avenue and extending back through the intersection of Monterey at 82' Avenue. Overall delays are 
similar to that of the no build scenario, 

e All unsignalized intersections are expected to operate at LOS A on an overall basis, which meets all 
applicable City of Happy Valley standards. 

Table 1, below, depicts the expected arterial corridor operations along Sunnyside and Bob Schumacher. As 
shown, all corridors are expected to operate at a LOS that meets County standards. 

Table 1. 2035 Amended Total Traffic Corridor Operations 

Direction 

Sunnyside Corridoi Bob Schumacher /S tevens Corridor 

Direction 
PM PM 

Direction Speed LOS Speed LOS 
Wes tbound/Nor thbound 23 C 18 D 
Eastbound/Southbound 28 B 12 E 
N o t e s : S p e e d results g e n e r a t e d w i t h t h e use o f SimTratf ic 

LOS o b t a i n e d f r o m H C M U r b a n Street LOS T a b l e s a s s u m i n g class 2 f o r S u n n y s i d e a n d class 3 f o r B o b S c h u m a c h e r 

Table 2, on the following page, summarizes the expected queuing at all study area intersections. In most areas, 
queuing is similar to that of the previous total conditions summarized in the August 2011 TIA, with the exception 
being the area immediately surrounding the 1-205 interchange ramps and the Sunnyside/Stevens intersection 
suffering from notable less congestion and queuing 
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Table 2. 2035 Amended Total Conditions Queue Lengths by Movement 
L E N G T H Available 

Intersection 1 M o m e n t 
Q u e u a L ensth Available 

Intersect ion M o v e m e n t " - p t i AM Storage Intersection 1 M o m e n t m Si or age 
E B L 225 - 150 E B L 25 - -

E B T 525 - - E B T R 75 - -

E B R 275 - 235 W B L 100 - -

W B L 

W B T 

350 

4 5 0 
- 275 

Stevens (§> 
Shop 
Entrance'21 

W B T R 

N B L 

100 

125 
• 

170 

Sunnyside @ WBR 175 - -

Stevens (§> 
Shop 
Entrance'21 NBT 250 - -

82nd Avenue NBL 
NBT 
NBR 
SB1. 

250 

> 1 0 0 0 

225 

125 
-

175 

175 

8 0 

Stevens (§> 
Shop 
Entrance'21 

NBTR 

5BL 
SBT 

SBTR 

275 

125 

7 0 0 

650 
-

130 

SBT > 1 0 0 0 - - E B L 50 - 285 

SBR 125 - 35 EBT 325 - -

EBT 250 125 - EBTR 350 - -

EBTR 225 75 - WBL 75 - 175 

Sunnyside @ WBL 125 100 150 
Stevens @ Bot 
Schumacher1 2 1 

WBT 425 - -

93rd Ave WBT 

NBL 

NBR 

75 
350 
100 

125 

3 5 0 

50 
-

Stevens @ Bot 
Schumacher1 2 1 WBTR 

NBL 

NBTR 

525 

75 

75 
- 80 

EBT 4 0 0 200 - SBL 300 - 2 5 0 

EBR 50 25 - SBIT 425 - -

Sunnyside (5> 
i -205 SB Ramp 

WBL 275 200 200 SBR ISO - 300 
Sunnyside (5> 
i -205 SB Ramp 

WBT 

SBL & SBLT 

SBT 

425 

300 

200 

175 

325 

2 0 0 

4 5 0 * 

EBLT 

EBR 

WBLT 

150 

100 

75 
- 500 

SBR i n o 2 5 0 4 5 0 
M o n t e r e y (S> 
Bob 

Schumacher'2 ' 

WBR 50 - 80 
EBL 175 25 1 7 5 * 

M o n t e r e y (S> 
Bob 

Schumacher'2 ' 

N B L 75 - 275 

Sunnyside (§> 
I -205 NB Ramp 

EBT 

WBT 

125 

4 0 0 

150 

250 
-

M o n t e r e y (S> 
Bob 

Schumacher'2 ' 
NBT 

NBTR 
225 

250 
-

Sunnyside (§> 
I -205 NB Ramp 

WBR 

NBL 
175 

125 

25 

100 300 

5BL 

SBT 
125 

150 
- 150 

NBLTR 150 125 - SBTR 150 - ISO 

NBR 200 350 - EBLTR 125 - -

EBL 400 425 4 2 5 * Monterey i5> WBLTR 150 -

EBT 475 4 0 0 - Stevens121 NBLTR 150 - -

EBR 125 150 175 SBLTR 75 - -

WBL 150 150 170 EBL 200 - 3C0 

Sunnyside (§> 
Stevens 

WBT 4 0 0 525 - EBTR 200 - -
Sunnyside (§> 
Stevens 

WBR 225 3 5 0 100 Causey <3> W B L 50 - 300 
Sunnyside (§> 
Stevens 

N B L 150 75 - St evens'" WBTR 100 - -

NBTR 200 100 - N B L 25 - 3C0 
SBL 375 125 1 9 0 * 5BL 50 - 200 
5BT 

5BR 

5 5 0 

250 
150 

200 190 
Monterey (5> 
Causey121 

EBTR 
WBLT 

50 

25 
- -

EBL 175 - 300 

Monterey (5> 
Causey121 

NBLR 50 - -

Sunnyside @ 
Valley V iew 
Terrace p l 

EBT 
EBTR 
WBL 
W B T 

275 

325 

75 

250 

-

100 

Wil l iam Otty @ 
Valley V iew 
Terrace1 ' 

EBLTR 

WBLTR 

NBLTR 

SBLTR 

150 

75 

125 

50 

- -

Sunnyside @ 
Valley V iew 
Terrace p l WBTR 300 - - EBT 350 75 -

Sunnyside @ 
Valley V iew 
Terrace p l 

NBL 75 - 5 0 EBR 2 5 0 25 200 
NBTR 50 - - Sunnybrook <§> WBL 225 225 200 
5BL 150 - 100 S B I - . - - ; WBT 125 175 -

SBTR 975 - - Ramp'21 SBLT 300 225 -

EBL 375 - - SBT 325 225 -

EBTR 4 0 0 - - 5BR 175 100 200 

M o n t e r e y @ 
82nd Avenue 

WBL 550 - 3 9 5 * EBL 150 50 200* 
M o n t e r e y @ 
82nd Avenue 

WBTR >1000 - - EET 225 75 -
M o n t e r e y @ 
82nd Avenue 

NBL 
NBT 
NBR 

175 
525 
150 

-

150 

150 

Sunnybrook (5> 
•NB 1-215 
Ramp111 

WBT 
NBL 

1JBLT 

2 0 0 
175 
250 

200 
175 
300 

200 

Notes: (1) The storage length for these movements only pertains to one of the 

Sunnybrook (5> 
•NB 1-215 
Ramp111 

275 

t w o lanes NBT 200 5 0 0 
(2) This intersection not analyzed during the Mid-Day peak period NBR 125 50 500 
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M E M O R A N D U M 

D A T E : February 2 8 , 2 0 1 1 

TO: Mr. Neil Nedelisky 
VERITAS INVESTMENTS 

F R O M ; Brendan Buckley 
JOHNSON REID, L L C 

SUBJECT; Analysis of Employment and Impacts of Mixed-Uses at Eagle Landing Development 

JOHNSON RRID was retained by Veritas Investments to examine the employment impacts and 
potential for success of a large master-planned mixed use development in Happy Valley and 
Clackamas County. This memo discusses the potential consequences of building an integrated 
mixed-use center as envisioned versus building a series of traditional segregated uses on separate 
parcels. 

The proposed Eagle Landing development is planned on roughly 36 acres near Clackamas Town 
Center. The site is located partially in the City of Happy Valley, and partially in unincorporated 
Clackamas County, As envisioned, the development will house a mix of uses including residential, 
office, retail and institutional. The site plan calls for integrating these complimentary uses into an 
active urban center, with opportunities for living, employment and shopping all on-site. In 
addition, the site is well-located to leverage the existing Clackamas Town Center shopping and 
employment hub, Nearby transit and the freeway offer access to and from the re s to f the region. 

Based on the analysis summarized in tit is memo., JOHNSON REip concludes that creating an integrated 
mixed-use center should improve employment levels and overall success of the development, in 
comparison to developing the parcels as segregated uses based on current zoning. 

I. EMPLOYMENT 

JOHNSON Rliin performed an analysis of potential employment levels at Oagle Landing under the 
currently approved segregated-use program, and under the proposed mixed-use program. The 
est imates of employment are based on the amount of new real estate space proposed under the two 
scenarios, and the average square footage of space used per employee for different types of uses. 

As presented in Figure 1, the- proposed master-planned mixed-use development could dramatically 
increase the amount of employment achieved on the total site by an estimated 660 employees, or 
28% more than under the currently approved segregated uses, 
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FIGURE L: COMPARISON OF POTENTIAL EMPLOYMENT 

Currently Approved Uses: Estimated Emnlovment 

Rea» Estate Category Sq.Ft. S'j . t./Empl 
Estimated £ of 

Employees 

Office: 600,000 300 2,000 

Retail: 150,000 500 300 

Institutional:1 78,000 2,000 39 

Total: 828,000 2,339 

' Church 

Proposed Mixed-Use Development: Estimated Employment 

Real Estate Category Sq.Ft. 'iq. Ft./ Empi, 
Estimated » of 

Employees 

Office: 600,000 300 2,000 

Retail: 430,000 SOO 360 

Hotei; 120 rooms 80,000 0.5 ernpl./room 60 

Institutional:1 160,000 2,000 8 0 

Total: 1,270,000 3,000 
1 Chun*, -uditori um, VMCA 

Estin ated Gain to Employment: 651 28X 
nuites; >o i Reld, Urbac e, Fil . ^ ¡ates: "Orlando, PL Fiscal tmpat Irjlysis Model" 

Due to the greater concentration of uses, the proposed mixed-use development has the potential to 
house significantly more employment over a traditional development, offering more employment 
opportunities to residents of Eagle Landing as well as Happy Valley and Clackamas. For reasons 
discussed below, a mixed-use development may also achieve build-out sooner than disparate single 
uses, which would bring employment to the site more quickly. 

I I . POLICY CONSIDERATIONS 

The development of a more integrated mixed-use center at the Eagle Landing site would be in 
keeping with broader local and regional policy goals. 

The regional "Growth Concept* as administered by the Metro regional government outlines a 
system of inter-related transportation improvements and land uses. This development pattern is 

»signed to guide higher growth into designated areas called "centers" in order to relieve growth 
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pressure on the region's urban growth boundary, as well as existing neighborhoods. The 
designated centers are planned to achieve higher densities of housing and employment uses in the 
future, and be served by strong multi-modal transportation options. 

The designated centers around the region range from "Town Centers", to larger "Regional Centers", 
to Portland's "Central City". Each size of center is envisioned to achieve increasing levels of mixed 
uses and intensity of development to support the Growth Concept. 

In the case of Eagle Landing, the Clackamas Town Center area is already a designated Regional 
Center, the largest type of center outside of the Central City, It is the location of a large 
concentration of existing retail and employment uses. 

Recently, Metro undertook a major assessment of growth policies and progress, in order to set the 
course for coming decades. Out of this planning effort, Metro's Chief Operating Officer issued a 
Community Investment Strategy discussing regional goals and recommendations towards achieving 
them. 

Taking this report as a guide, it seems clear that development of Eagle Landing as an integrated 
mixed-use development within this Regional Center, as opposed to a collection of traditional 
segregated uses, would better serve multiple policy goals: 

« "The region should make the mast of what we have with policy and investment 
actions that maintain and improve existing communities and protect our urban 
growth boundary," (Pg. 11) 

• "[RJeinforce existing downtowns, main streets and employment areas...." (Pg. J 3) 

• "Make it easy for workers to get to jobs by ensuring that a range of transportation 
options - including transit, walking and biking - serve employment areas," (Pg. 16) 

• "Local governments should reduce... inefficiency by working collaboratively with 
their neighbors to resolve issues that cut across jurisdictional boundaries.'" (Pg, 19) 

The report goes on to present the Amherglen plan in Hillsboro as a model case study. The 
description of Ainberglen would apply just as accurately to the proposed mixed-use Eagle Landing; 

• "Transformation of suburban development; 

• Creating intensive, mixed-use development; 

• Achieving higher levels of density close to major employers; 

• Providing high quality amenities and an urhan pedestrian environment; 

• Supporting regional transportation infrastructure." (Pg. 12) 

(All quotes are (Vom "Community Investment Strategy; Building a sustainable, prosperous and equitable region", 
Metro, August ZD J a.) 

The proposed development at Eagle Landing would add density and a mix of uses, all within a 
walkabte environment, near multiple transportation options, within an existing Regional Center 
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designated to accommodate just tliis type of more intense development . By focusing development 
within the existing Center, it protects other lower-density neighborhoods from additional growth, 
while leveraging and building upon the extensive commercial activity and transportat ion 
investments already in the area. 

I I I . ECONOMIC PERFORMANCE OF MIXED-USE VS. TRADITIONAL DEVELOPMENT 

Intensive mixed-use development of the type envisioned at Eagle Landing is still a relatively new 
phenomenon, having grown in popularity over the last decade or so. While multiple examples of 
this development form exist around the country, there lias been relatively little quantitative 
analysis on how mixed-use development performs relative to traditional development. 

JOHNSON REID conducted a review of existing research and articles on this topic, Much of the 
existing research is qualitative, but provides good insights into the populari ty and success of mixed 
use development, 

In addition, JOHNSON REID has conducted analysis in the past for Metro which examined the positive 
impacts of a mixed-use environment on residential proper ty values. This study provided some 
lessons relevant to Eagle Landing, which are discussed in more detail after the review of existing 
research. 

Why Mixed Use Development? 
By some estimates, mixed-use development (ranging f rom small to large scale) now accounts for 
nearly 20% nf development. Reasons cited by real estate professionals for the growing popularity 
of mixed use development are; 

• The live-work-play environment is convenient in a single location 

• Desire to live a n d / o r work in a town center or "main s t reet" environment 

• Reducing traffic congestion, commute times 

« Rising land prices are making more density necessary 

« The format is increasingly encouraged by public agencies1 

JtoMixetlUses Increase Value? 
Multiple sources cite real estate professionals whose experience shows that a mixed use 
environment adds value: 

"There certainly is a value-added premium to mixed-use projects in terms of rents we can 
command for retail or office and the sales per square foot we can command for residential 
housing. These complementing uses are viewed as a significant amenity far everyone." 
[Emphasis added] 
David lirainerd, Madison Marquette development company' 

1 "The Concept an<! Drivets of Mixed-Use Development", Michacl P. Kciniiin, 2007. 
3 "Mfccd-usc: A Conversation will) Wells Pargo", Pkccs Magazine Online, 2009. 
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The synergy of different uses working together can increase the investment value and market value 
of the project. In a well-designed mixed-use project each use genera tes additional revenue from the 
other uses (i.e. office users use the on-site shopping and dining, and local employees a re a source of 
additional demand for the residential space.) Similarly, the uses serve as amenities for each o ther 111 
a broader sense (i.e. uses can share parking and infrastructure, or benefit from exposure to the 
visitors and customers of the other use types.)1 

A study prepared for the National Association of Industrial and Office Properties a t tempted to 
quant i fy the price premiums that can be achieved by oflice space in mixed-use development vs, 
non-mixed use, The s tudy found that in multiple markets there is a significant positive premium for 
mixed-use real estate of as much as 10%, while in other markets the results were inconclusive.'1 

JVIixcd Use Amenities as Driver of Value 
JOHNSON Riiip has previously completed analysis for Metro demonstrat ing that some of the added 
value found in mixed-use environments can be attributed to the availability of amenities such as 
dining, shopping and services within walking distance, The l i terature review also supported this 
conclusion. 

The 2007 Urban Living Infras t ructure s tudy employed a hedonic model to measure the impact on 
residential values of specific commercial offerings within a 1.5 block distance. The s tudy used 
home sale data from six key, mixed-use neighborhoods in the Portland metro area. Some key 
findings: 

• The proximate availability of a range of urban amenit ies have a substant ive impact on 
achievable residential pricing. 

• The pr imary benefit of urban amenities is related to convenience, often expressed in 
savings in time and travel cost. The ability to reach a number of amenities within a 
pedestrian range is of particular value. 

• Development of a greater number of residential units within walking distance of a 
commercial concentration increases the viability of that concentration, at tracting a superior 
tenant mix that then increases the premium Tor residential uses. Thus a virtuous cycle of 
investment and reinvestment across all uses can he established.5 

The implication of this study is that it is precisely the nature of a mixed-use development, having 
multiple complimentary uses in close proximity, which adds additional value to each separa te use, 
and makes the development as a whole more successful. 

3 "Mixed Use Development; A Review of Profession;!I Literature" Joseph S. RabifinskiJ. Sherwood Clements, 2007 
^ "Price Premiums ar.d Wbicd-Usc Development," Dominic F. Mitatleo, 2009. 
5 "LMwn Living Infrfistruclure: An /Assessment of the Marjjnal Impact of Urban /Amenities an Residential Pricing, 
Executive Summary", Johnson Gardner, Memo, 2007. 
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Implications tiftlie Added Value of Mixed Use. 
While the enhanced proper ty value or a mixed-use development benefi ts the developer or 
investors, wha t are the b roader implications of these findings for other stakeholders, such as the 
jurisdiction or community iti which the development is located? Some potential implications: 

• A mixed-use development has the potential to achieve greater density, more built form, at a 
higher proper ty value relative to traditional development. This combination should 
increase the property 's assessed value, and therefore promise enhanced tax revenues 
overtime for local tax districts. 

• The higher achievable rent and price levels found in mixed -use development will tend to 
correlate with higher-wage office employment, higher-end retail, and higher quality of 
residential development. 

» Higher pricing also makes certain types of development more feasible [such as greater 
density and s t ructured parking) that might not normally be feasible at lower pricing levels. 
Therefore, the goal of more intensive land use in the Regional Center could be better met by 
mixed use development achieving higher pricing. 

• To the extent that a master-planned development can achicve synergy among the uses, with 
each use enhancing the others, such a development has the potential to develop and provide 
the local benefi ts in a more timely fashion than segregated uses developing on different 
parcels on different timelines. 

IV . CONCLUSIONS FORTHE EAGLE LANDING DEVELOPMENT 

Based on the analysis summarized in this memo, JOHNSON RHP concludes that creating an integrated 
mixed-use centcr should improve employment levels and overall success of the development, in 
comparison to developing the parcels as segregated uses based on current zoning. 

• G r e a t e r E m p l o y m e n t Po ten t i a l : The proposed tnixed-use program will house more 
employment over t ime than segregated uses as currently approved or allowed on the 
parcels as currently zoned. The expanded floor plans of the proposed development can 
accommodate over 600 additional jobs, Dr a 30% increase. 

• In Keeping wi th Policy Goals: The proposed program is in keeping with local policy goals. 
It would make intensive use of a key location in an existing Regional Center, with excellent 
t ransportat ion access and visibility. Local residents will have a range of options to combine 
live, work and play on-site. 

• Integrated Mixed Uses Strengthen Each Other: A well-designed mixed-use environment 
each Use benefits f rom the presence of the others while providing an amenity in its ov/n 
r igh t Eecause of this relationship, each use is more successful than it would otherwise be. 
For instance, all things being equal, employment uses should provide mare and higher-
quality jobs than an equivalent development outside of a mixed use environment. In 
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addition, the disparate uses split costs such as parking, green space and o ther 
infrastructure. 

• Mixed Use Pricing Supports Higher Quality Development: The higher pricing achievable 
in mixed-use projects should suppor t a higher quality of development, and attract higher-
wage employment and higher-end businesses to the site. In addition, higher pricing makes 
larger buildings and s tructured parking more feasible. 

• Higher Values Benefit Local Jurisdictions: The higher value achievable in a mixed-use 
development translates to higher assessed proper ty values and greater proper ty tax 
revenue for local taxing districts, 

• Master Plan Makes Full Build-Out More Timely and Likely: Approaching the entire site 
as a master-planned development provides a unified vision and m a r e cena in ty for the full 
build oul of the site, as well as a marketing tool for prospective tenants. The presence of a 
larger vision facilitates the ent i re project moving forward, f rom planning to financing to 
construction. While master-planned development can take many years of process pr ior to 
breaking ground, it still commonly proceeds at a faster pace than piecemeal development of 
many separa te parcels, while providing a more cohesive result. 
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lip Oregon 
t u ™ John A Khzhaber, MD., Governor 

February 3, 2012 

Michael Walter. AICP 
Econom ; & Commui ty Development Director 
City of Happy Valley 
16000 S.E. Misty Road 
Happy Valley, OR 97086 

RE: Eagle Landing CPA-10-11/LDC-08-11 

Dear Michael, 

The applicant, ODOT, Clackamas County and you and your staff have been working dil gently 
the past month to agree upon the transportation analysis and proposed mitigation associated with 
the proposed Comprehensive Plan and Zoning Text and Map Amendments for Eagle Landing's 
expansion. As a result of these collaborative efforts, ODOT supports the applicant's proposed 
rr :iga an with the conditions of approval listed below as well as Clackamas County's 
conditions relating to Sunnyside Road/Stevens Road and Stevens Road/Bob Schumacher 

iterseel >ns in order to r gate the ; lpacts to the state system. 

Please keep in mind, if there are changes to any of the recommended mitigations reflectec n the 
cond ns, a formal change of conditions needs to be requested by the applicant. This will allow 
ODOT to review the proposed mi g< 'ons for con; stency with the recent amendments to the 
Transportation Planning Rule (TPR), effective January 2012 (per OAR 660-012-0060(2)(e)). 

Conditions of Approval Need to Address State System 

A. F or to development the applicant shall design and construct dual right-turn lanes at the I 
205/Sunnyside northbound interchange off-ramp located at the 1-205 and Sunnyside 
Interchange intersection in accordance with ODOT's Roadway Standards. The required dual 
right-turn lanes shall iclude a curbed, pedestrian :Iand (also known as a "pork-chop") to 
form a two-phase pedestilan crossing. 

B. The conditions of approval recommended by Clackamas County relating to Sunnyside 
Road/Stevens Road and Stevens Road/Bob Schumacher intersections shall be incorporated 
into the final conditions in order to address queuing and safety of 1-205 and the I-
205/Sunnyside Road interchange. 

C. Any changes in initiation intended to provide system-wide benefits to balance "significant 
effect" as defined by OAR 660-012-0060(2)(e) shall require a formal change in condition in 
order for ODOT to provide written approval. 

Department of Transportation 
Region 1 Headquarters 

123 NW Flanders Street 
Portland, Oregon 97209 

(503)731.8200 
FAX (503) 731.8531 
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Thank you again for spearheading a collaborative process to help balance the proposed 
development and transportation system needs as defined by your local code. I can be reached at 
503-731-8206 should you or others wish to discuss this letter further. 

Gail Curtis, AICP 
Senior Land Use and Transportation Planner 

C: Avi Tayar, PE, ODOT 
Marty Jensvold, PE, ODOT 

Attach: Findings 

Sincerely, 
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XJregon 
Oregon Department of Transportation 

T h e o d o r e R . K u l o n e o s k i , G o v e r n o r ^ r ^ ^ r ^ x , . . 

ODOT Region 1 
123 NW Flanders St 

Portland, OR 97209 - 4037 
^ , ~ ,. ^ . Telephone (503) 731-8200 

TO: Gail Curtis - Senior Planner F A X 731.8259 
Region 1 Planning 

FROM: AviTayar, P.E. -DRAFT 
Development Review Team Leader 
Region 1 

DATE: February 2, 2012 

RE: FINDINGS: Eagle Landing Mixed Use Concept 
I-205 SS & SB Interchange areas 
OR 213 SS & Monterey Intersections 
Clackamas County, OREON 

ODOT staff has reviewed the Transportation Impact Analysis (TIA) for the proposed 
Eagle Landing Mixed Use Concept dated August 2011 and the Addendum to the TIA 
dated January 30, 2012. The TIA and Addendum letter were prepared by David Evans 
and Associates, inc. (DEA) for the proposed Comprehensive Plan and Zoning Text and 
Map Amendments. 

Introduction 
The proposal is for development of Eagle Landing Mixed Use area located in 
Clackamas County and partially in the City of Happy Valley in the southeast quadrant of 
Portland Metropolitan Area. The study area is bounded by Causey Avenue/William Otty 
Road to the north, Sunnybrook Boulevard to the south, 82nd Avenue to the west, and 
Valley View Terrace to the east. Within the study area, ODOT's jurisdiction includes 
ramp terminals serving I-205 at Sunnyside and Sunnybrook Roads as well as OR 213 
(SE 82nd Avenue). According to Oregon Highway Plan (OHP), the maximum Volume to 
Capacity ratio (v/c) at an interchange within a metropolitan area for ramp terminals may, 
under certain circumstance increase to as much as 0.9 but not exceed it. The v/c ratio 
for OR 213 (SE 82nd Avenue) within the CRC Regional Center boundary is 1.1 during 
the peak hour and 0.99 during the 2nd hour of the AM and PM peak period. The 
affected i-205 interchanges are Sunnyside and Sunnybrook and on OR 213 the affected 
intersections are Monterey and Sunnyside roads. 
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Traffic Study Analysis Methodology 

ODOT accepts the modeling assumptions presented in the TIA as they relate to Metro's 
VISUM travel demand and Synchro/SimTraffic models used to evaluate traffic 
operations under a coordinated system of signalized intersections. 

Existing Conditions (2011) 
According to the TIA, all I-205 Interchange terminals operate with V/C ratios below 0.90 
and all OR 213 Intersections operates with V/C below 1.1 during the AM, PM and 
Midday, Peak hours. ODOT can accept the above. In addition, the TIA indicates an 
existing queuing issue that exceeds the available storage for the southbound left-turn at 
the I-205 SB off-ramp at Sunnyside Road. 

Future Background Conditions (2035) 
According to the TIA, the northbound off-ramp at the I-205 Sunnyside interchange is 
expected to operate at v/c ratio of 1.02 during the AM peak hour and 0.96 during the PM 
peak hour, exceeding ODOT's standard of 0.9 V/C. In addition, the intersection of OR 
213 and Sunnyside is expected to operate at V/C ratio of 1.22 during the PM peak hour, 
exceeding ODOT's standard of 1.1 V/C. In addition, the TIA indicates an existing 
queuing issue that exceeds the available storage at the I-205 Sunnyside and 
Sunnybrook interchange ramps. 

Trip Generation AM and PM Periods 
The new (net) total AM & PM peak additional network trips associated with the 
proposed Eagle Landing Mixed Use development is presented in Table 11 of the TIA. 
ODOT has reviewed and accepts the reported numbers. 

Future Total Conditions (2035) 
According to the TIA, the future total conditions are reported with proposed roadway 
mitigations listed below. The expected operations of the updated Eagle Landing TIA 
(letter Addendum) meet ODOT standard. During the AM Peak Hour, all interchanges 
and intersection operate below 0.84 meeting ODOT applicable standards. During the 
PM Peak Hour, all interchange signals are expected to operate below a V/C ratio of 0.9, 
Meeting ODOT's applicable standards. The intersection of OR 213 and Sunnyside is 
expected to operate and the same level as future background conditions indicating no 
significant effect at the intersection. ODOT has reviewed and accept the applicant's 
findings. 

Proposed Roadway Mitigation 
The applicant's Addendum to the Eagle Landing TIA proposes the following 
improvements which were included in order to establish the Future Total Conditions 
(2035) above: 

"I-205 Sunnyside Interchange Northbound Ramp - Add a Second Dedicated 
Northbound Right-turn Lane creating a new dual right-turn lanes controlled by 
the signal and channelized through the use of a "splitter island" to serve 
pedestrians." 

In addition, other improvements are proposed including improvements at Sunnyside 
Road/Stevens Road and Stevens Road/Bob Schumacher intersections that are 
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essential for safe operations of the Sunnyside Road corridor and to prevent potential 
queuing concerns along the corridor that could otherwise negatively impact the 
operation and safety of 1-205 and the l-205/Sunnyside Road interchange. Conditions of 
approval for the related improvements are reflected in Clackamas County's 
recommended conditions of approval. 

Conclusion 
ODOT concurs with the applicant's findings that there will be no "significant affect" to the 
state system as defined by the Transportation Planning Rule with the with the conditions 
of approval outlined below and in Clackamas County's recommended conditions 
relating to at Sunnyside Road/Stevens Road and Stevens Road/Bob Schumacher 
intersections to address queuing and safety of 1-205 and the l-205/Sunnyside Road 
interchange. 

Conditions of Approval 

A. Prior to development the applicant shall design and construct dual right-turn 
lanes at the l-205/Sunnyside northbound interchange off-ramp located at the I-
205 and Sunnyside Interchange intersection in accordance with ODOT's 
Roadway Standards. The required dual right-turn lanes shall include a curbed, 
pedestrian island (also known as a "pork-chop") to form a two-phase pedestrian 
crossing. 

B. The conditions of approval recommended by Clackamas County relating to 
Sunnyside Road/Stevens Road and Stevens Road/Bob Schumacher 
intersections shall be incorporated into the final conditions in order to address 
queuing and safety of 1-205 and the l-205/Sunnyside Road interchange. 

C. Any mitigation intended to provide system-wide benefits to balance "significant 
effect" as defined by OAR 660-012-0060(2)(e) shall only be acceptable with 
written approval from ODOT. 

If there are any questions regarding the contents of this memorandum, please contact 
me at (503) 731-8221. 
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C a m p b e l l M. G l l m o u r 
Di rec tor 

CLACKAMAS 
C O U N T Y D E P A R T M E N T O F T R A N S P O R T A T I O N A N D D E V E L O P M E N T 

D E V E L O P M E N T S ERVICES B U I L D I N G 

1 5 0 B E A V E R C R E E K R O A D O R E G O N C I T Y , O R 9 7 0 4 5 

DATE: February 7, 2012 

TO: Michael Walter, AICP 
Happy Valley Economic & Community Development Director 

FROM: Rick Nys, P.E., PTOE 
Traffic Engineer, Clackamas County 

RE: Eagle Landing CPA-10-11/LDC-08-11 (Revised Staff Report) 

County staff has reviewed the applicant's August 2011 Traffic Impact Analysis and subsequent January 
30, 2012 Addendum completed by David Evans and Associates for the proposed Comprehensive Plan 
and Zoning Text and Map Amendments. We have also reviewed the land use application. 

We have the following comments: 

County staff concurs that with the proposed improvements and/or conditions below, the proposed 
Comprehensive Plan and Zoning Text and Map Amendments satisfy the requirements of the 
Transportation Planning Rule (TPR) of OAR 660-012-0060 and the requirements of Chapter 16.67 of the 
City of Happy Valley Development Code. All County intersections studied will operate adequately per 
the County Transportation System Plan (Chapter 10 - Clackamas Regional Center Area Design Plan of the 
County's Comprehensive Plan), will be mitigated appropriately per the TPR, or the facilities are not 
significantly affected. 

Staff largely concurs with the proposed improvements recommended as mitigation for the application. 
Several of the improvements could be very difficult to implement as they would require the purchase of 
right-of-way and modification to private property that is not currently under the control of the applicant 
or alternately, other improvements may better serve the travelling public. 

Recently, the TPR was updated with flexibility for jurisdictions to implement improvements that before 
would have resulted in certain vehicular based transportation enhancements if the land use action was 
determined to have a significant effect. Now, jurisdictions have the flexibility to require projects that 
would result in other bet terments to the transportation system that may better serve users other than 
vehicular users or provide other improvements that better meet the needs of a jurisdiction. That 
provision is found in OAR 660-012-0060(2)(e). 

With the conditions provided below, the TPR is met by providing measures that either directly mitigate 
the impacts of the action or provide system-wide benefits to balance the significant effect of the action. 
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Recommended Conditions of Approval 

Prior to occupancy of the first phase of development associated with this land use action or as 
determined by a future traffic impact study including a phasing plan for improvements approved as part 
of a Master Plan application, the applicant shall provide the following: 

1. The applicant shall design and construct improvements or provide the County with funds in the 
amount equal to the estimated cost of improvements to design and construct improvements to the 
south leg of the intersection of Sunnyside Road/Stevens Road as listed below. All improvements 
shall be compliant with the Clackamas County Roadway Standards. The applicant may choose from 
Option A, B, or C below to satisfy this condition. 

A. The applicant shall construct an additional travel lane on the south leg of the intersection which 
creates a lane configuration consisting of dual northbound left turn lanes, and a northbound 
through-right shared lane. Obtain the construction rights to construct such improvements. 
Travel lanes shall be a minimum of 11 feet in width. Construct the necessary pavement, tapers, 
curbing, sidewalk, landscaping, drainage, utilities, signing, striping and signal improvements to 
facilitate this improvement. 

OR 

B. The applicant shall convert the south leg of the intersection from two southbound lanes, a 
northbound left turn lane and a northbound left-through-right shared lane to one southbound 
lane, dual northbound left turn lanes, and a northbound through-right shared lane subject to 
traffic analysis establishing acceptable queuing and level of service. Obtain the construction 
rights to construct such improvements. Construct the necessary pavement, tapers, curbing, 
sidewalk, landscaping, drainage, utilities, signing, striping and signal improvements to facilitate 
this improvement. 

OR 

C. The applicant shall provide the County with funds in the amount equal to the estimated cost of 
improvements at the intersection of Sunnyside Road/Stevens Road to construct the 
improvements as described above in "A" or "B" as approved by Clackamas County. The estimate 
and funds shall include the necessary pavement, tapers, curbing, sidewalk, landscaping, 
drainage, signing, striping, signal improvements, right-of-way, private property, state BOLI 
wages, 20% engineering and 30% contingency, to facilitate this improvement. The applicant 
shall provide an appraisal estimating the value of loss of private property that would be 
displaced on the property at taxlot 22E04A 00200 and/or taxlot 22E04A 00190. These funds will 
be for the purpose of satisfying OAR 660-012-0060 through the construction of the 
improvements described in "A", "B", or transportation system management measures, minor 
transportation measures and/or improvements that would benefit other than motor vehicular 
travel modes. The cost estimate is subject to approval of the County. All improvements shall be 
compliant with the Clackamas County Roadway Standards. 

2. The applicant shall design and construct improvements or provide the County with funds in the 
amount equal to the estimated cost of improvements to the east leg of the intersection of 
Sunnyside Road/Stevens Road and Sunnyside/10100 block intersection as listed below. All 
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improvements shall be compliant with the Clackamas County Roadway Standards. Improvements to 
sidewalk, travel lanes and bicycle lanes shall match or exceed that of the existing width. The 
applicant may choose from Option A or B below to satisfy this condition. 

A. At the intersection of Sunnyside/Stevens Road, the applicant shall extend the existing 
northernmost westbound through lane to a total length of 700 feet to the east. Acquire the 
land area necessary for public right of way to construct improvements. Right-of-way shall be 
dedicated to the County. Construct the necessary pavement, tapers, curbing, sidewalk, 
landscaping, drainage, utilities, signing, striping and signal improvements to facilitate this 
improvement. 

OR 

B. At the intersection of Sunnyside/Stevens Road extend the existing northernmost westbound 
through lane as far as feasible to a maximum total length of 700 feet without requiring the 
applicant to acquire additional public right-of-way. Construct the necessary pavement, tapers, 
curbing, sidewalk, landscaping, drainage, utilities, signing, striping and signal improvements to 
facilitate this improvement. 

For any distance less than the maximum distance of 700 feet from the intersection of 
Sunnyside/Stevens, the applicant shall provide the County with funds in the amount equal to 
the estimated cost of improvements including the necessary pavement, tapers, curbing, 
sidewalk, landscaping, drainage, utilities, signing, striping, signal improvements, right-of-way, 
state BOU wages, 20% engineering and 30% contingency, to facilitate this improvement. The 
applicant shall provide an appraisal estimating the value of the right-of-way. These funds will be 
for the purpose of satisfying OAR 660-012-0060 through the construction of the improvements 
described in "A", or transportation system management measures, minor transportation 
measures and/or improvements that would benefit other than motor vehicular travel modes. 
The cost estimate is subject to approval of the County. All improvements shall be compliant 
with the Clackamas County Roadway Standards. 

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

A. The applicant shall construct a westbound right turn lane with a width of 12 feet, length of 100 
feet and appropriate tapers. Acquire the land area necessary for public right of way to 
construct improvements. Right-of-way shall be dedicated to the County. Construct the 
necessary pavement, tapers, curbing, sidewalk, landscaping, drainage, utilities, signing, striping 
and signal improvements to facilitate this improvement. 

OR 

B. The applicant shall provide the County with funds in the amount equal to the estimated cost of 
improvements to construct the improvements as described above in "A". The estimate and 
funds shall include the necessary pavement, tapers, curbing, sidewalk, landscaping, drainage, 
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signing, striping, signal improvements, land area needed for right-of-way, displaced parking 
stalls, state BOLI wages, 20% engineering and 30% contingency, to facilitate this improvement. 
The applicant shall provide an appraisal estimating the value of the necessary land area for 
public right-of-way and parking stalls that would be displaced at taxlot 12E33DD01302. These 
funds will be for the purpose of satisfying OAR 660-012-0060 through the construction of the 
improvements described in "A", or transportation system management measures, minor 
transportation measures and/or improvements that would benefit other than motor vehicular 
travel modes. The cost estimate is subject to approval of the County. All improvements shall be 
compliant with the Clackamas County Roadway Standards. 

4. The applicant shall design and construct improvements or provide the County with funds in the 
amount equal to the estimated cost of improvements to the intersection of Sunnyside/Stevens 
Road. The applicant may choose from Option A or B below to satisfy this condition. 

A. The applicant shall design and construct improvements to convert the existing 
northbound/southbound traffic signal phasing from "split" to "protected" left turn phasing. The 
applicant shall acquire the necessary construction rights and/or land area for right-of-way as 
needed. Right-of-way shall be dedicated to the County. The applicant shall provide the 
necessary improvements to ensure adequate truck turning movements for northbound and 
southbound left turns. The applicant shall construct the necessary pavement, tapers, curbing, 
sidewalk, landscaping, drainage, utilities, signing, striping and signal improvements to facilitate 
this improvement. All improvements shall be compliant with the Clackamas County Roadway 
Standards. Improvements to sidewalk, travel lanes and bicycle lanes shall match or exceed that 
of the existing width. 

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

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

A. At the intersection of Sunnyside/Stevens Road, the applicant shall construct a southbound right 
turn lane lane with a minimum width of 12 feet, minimum length of 140 feet and appropriate 
tapers. Construct a southbound bike lane with a minimum width of 6 feet, minimum length of 
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140 feet and appropriate tapers. Convert the existing southbound right turn lane to a 
southbound through lane. Convert the existing southbound left turn lane/through lane to a 
southbound left turn lane. The southbound right turn lane shall be controlled with a "right turn 
overlap". Construct the necessary pavement, tapers, curbing, sidewalk, landscaping, drainage, 
utilities, signing, striping and signal improvements to facilitate this improvement. The applicant 
shall acquire the necessary rights and/or land area and design and construct those 
improvements. Right-of-way shall be dedicated to the County. 

OR 

B. The applicant shall provide the County with funds in the amount equal to the estimated cost of 
improvements at the intersection of Sunnyside Road/Stevens Road to construct the 
improvements as described above in "A". The estimate and funds shall include the necessary 
pavement, tapers, curbing, sidewalk, landscaping, drainage, signing, striping, signal 
improvements, right-of-way, private property drive aisle, state BOLI wages, 20% engineering and 
30% contingency, to facilitate this improvement. The applicant shall provide an appraisal 
estimating the value of the land area for public right-of-way and loss of private property drive 
aisle that would be displaced on the property at 12E33DD00400. These funds will be for the 
purpose of satisfying OAR 660-012-0060 through the construction of the improvements 
described in "A", or transportation system management measures, minor transportation 
measures and/or improvements that would benefit other than motor vehicular travel modes. 
The cost estimate is subject to approval of the County. All improvements shall be compliant 
with the Clackamas County Roadway Standards. 

6. The applicant shall design and construct improvements to the north leg of the intersection of Bob 
Schumacher Road/Stevens Road. The improvements shall include converting the southbound 
approach from its existing southbound left, through, and right turn lane configuration to a 
southbound left, left/through and right turn lane configuration. Construct the necessary pavement, 
tapers, curbing, sidewalk, landscaping, drainage, utilities, signing, striping and signal improvements 
to facilitate this improvement. The improvement shall include a southbound left turn queue storage 
of 425 feet or greater. Improvements to sidewalk, travel lanes and bicycle lanes shall match or 
exceed that of the existing width. 
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DKS Associates 
T R A N S P O R T A T I O N S O L U T I O N S 

January 26, 2012 

Michael Walter 
City of Happy Valley 
16000 SE Misty Drive 
Happy Valley, OR 97086 

Subject: Conditions of Approval for the Eagle Landing Zone Change 

Dear Michael: 

DKS Associates has completed our technical review of the Eagle Landing Traffic Impact Analysis (TIA)1 

prepared by David Evans and Associates2 . Based on our January 12th meeting between City Staff, ODOT, 
Clackamas County, DEA and the applicant, we determined that there were several items needed to be 
addressed. Since that time, an additional meeting between ODOT, Clackamas County, DEA and the 
applicant occurred on January 24 th. Based on input from ODOT 3 and Clackamas County4 , it appears that 
significant progress has been made in terms of the traffic analysis. Based on this progress, we are 
comfortable issueing recommended conditions of approval for the zone change. 

RECOMMENDED CONDITIONS OF APPROVAL 
Proposed conditions of approval for the development are provided below: 

• Construct improvements as agreed upon by ODOT and the applicant for the 1-205 ramp terminals. 
• Construct improvements as agreed upon by Clackamas County and the applicant for intersections on 

Sunnyside Road 
• Include Travel Demand Management (TDM) measures to be included in the site 's Master Plan, which 

could include: On-site Transportation Coordinator, Ridesharing (Drive Less Connect and Preferential 
Parking), Guaranteed Ride Home, Bicycle Facilities, and Shuttle Bus Services 

Sincerely, 

DKS Associates 
A Corporation 

Michael Tomasini, P.E., PTOE 
Transportation Engineer 

1 Anderson, Joshua, David Evans and Associates Inc. "Traffic Impact Analysis-Eagle Landing Mixed Use Concept." 
August 2011. 
" Tomasini, Michael, '"Review of the Eagle Landing Traffic Impact Analysis." Letter to the City of Happy Valley, 
January 12, 2012 
3 Curtis, Gail, RE: Eagle Landing Zone Change/Reg. Center Boundary Adjustment email, ODOT, January 25, 2012. 
4 Tomasini, Michael. Phone conversation with Rick Nys, Clackamas County Traffic Engineer, January 25, 2012. 

X:\Projects\2007\P07297-002-000 (Happy Valley C)n-Call)\2006\#235 - Eagle Landing\2012\Eagle Landing review letter - Jan 
26,2012.doc 204 t - i 1 ' I n 

E x h i b i t 8 



NOTICE OF PUBLIC HEARINGS 

C I T Y O F H A P P Y V A L L E Y 

P L A N N I N G C O M M I S S I O N A N D C I T Y C O U N C I L 

THIS IS TO NOTIFY YOU THAT THE CITY OF HAPPY VALLEY PROPOSES A PLAN AND/OR 
LAND USE REGULATION THAT MAY AFFECT THE PERMISSIBLE USES OF YOUR PROPERY 

AND OTHER PROPERTIES. 

This notice is provided in 
order to comply with Ballot 
Measure 56 - approved by 
Oregon voters on November 
3, 1998. Ballot Measure 56 
requires the City to print the 
following sentence: "The 
City has determined that 
adoption of this ordinance 
may affect the permissible 
uses of your property, and 
other properties in the 
affected zone, and may 
change the value of your 
property." 

Notice is hereby given that the 
HAPPY VALLEY PLANNING COMMISSION will hold a 

PUBLIC HEARING on 
TUESDAY, FEBRUARY 14,2012 at 7:00 p.m. 

and 
HAPPY VALLEY CITY COUNCIL will hold a 

PUBLIC HEARING on 
TUESDAY, MARCH 6, 2012 at 7:00 p.m. 

The hearings will be held at the Happy Valley City Hall 
16000 SE Misty Drive, 

Happy Valley, OR, 97086 

The purpose of these hearings is to consider public testimony on: 

"EAGLE LANDING MIXED-USE CONCEPT", INCLUDING THE CREATION OF A NEW ZONE -
REGIONAL CENTER MIXED USE (RCMU) AS PART OF DEVELOPMENT CODE TEXT 

AMENDMENTS; COMPREHENSIV PLAN MAP/ZONING MAP AMENDMENTS; AND, 
AMENDMENTS TO THE CLACKAMAS REGIONAL CENTER AREA DESIGN PLAN 

On February 14, 2012, the City of Happy Valley Planning Commission and on March 6, 2012, the City of Happy Valley 
City Council will hold public hearings regarding the proposed "Eagle Landing Mixed-Use Concept" (File No. CPA-10-
1 l/LDC-08-11). The proposed amendments, including copies of the applicable criteria and related public records, are 
available for inspection at the City of Happy Valley City Hall located at 16000 SE Misty Drive, Happy Valley, OR 
97086. All written comments on the proposed amendments must be received by Friday, January 27,2012 at the 
above address. For additional information concerning the file, please contact Justin Popilek, Associate Planner at 503-
783-3810, or write to justinp@ci.happy-valley.or.us. The City Council is the final local review authority and will 
consider the Comprehensive Plan Map/Zoning Map amendments, development code text amendments, and an Ordinance 
at the public hearing. Applicable criteria for this review are generally set forth in: 
• Happy Valley Comprehensive Plan Policies; 
• Happy Valley Land Development Code 
• Metro Urban Growth Management Functional Plan; and, 
• Oregon Statewide Planning Goals and Statutes. 

Assistive Listening Devices (ALD) are available for persons with impaired hear ing and can be scheduled for this meeting if 
requested a t least 72 hours pr ior to the meeting. To obtain such services, please contac 
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CITY OF HAPPY VALLEY 
16000 SE MISTY DRIVE 

HAPPY VALLEY, OREGON 97086 
(503) 783.3800 

FAX: (503) 658.5174 

NOTICE 
NOTICE IS HEREBY GIVEN that the Happy Valley Planning Commission will hold a public hearing on 
the 14th day of February, 2012 at the hour of 7:00 p.m. at the City of Happy Valley City Hall, and the 
Happy Valley City Council will hold a public hearing on the 6lh day of March, 2012 at the hour of 7:00 
p.m. at the City of Happy Valley City Hall, 16000 SE Misty Drive, in the City of Happy Valley, Oregon, 
in regard to the following matter: 

DOCKET NUMBER 

CPA-10-1 l/LDC-08-11 "EAGLE LANDING MIXED-USE CONCEPT", INCLUDING THE 
CREATION OF A NEW ZONE - REGIONAL CENTER MIXED USE 
(RCMU) AS PART OF DEVELOPMENT CODE TEXT 
AMENDMENTS; COMPREHENSIV PLAN MAP/ZONING MAP 
AMENDMENTS; AND, AMENDMENTS TO THE CLACKAMAS 
REGIONAL CENTER AREA DESIGN PLAN 

Veritas Investment Company, applicant and property owner, is requesting a Comprehensive Plan map 
/zoning map amendment and associated Development Code text amendments pertaining to several 
properties located within "Eagle Landing". Specifically, the applicant has proposed Development 
Code text amendments to replace an existing zone (Mixed Use Employment-Neighborhood 
Commercial - MUE-NC) with a new zone (Regional Center Mixed Use - RCMU); amending the 
existing Clackamas Regional Center Area Design Plan to include the subject site; and, amending the 
City's Comprehensive Plan/zoning map to change the subject properties from County Office 
Commercial (OC) to City RCMU. The subject properties are generally located south of SE Monterey 
Avenue and east of SE Stevens Road and can be further described as Clackamas County Assessor 
Map Nos. 12E33DA: Tax Lots 400, 500, 600, 700, and 800. 

The Planning Commission will make a recommendation to the City Council to approve, approve with 
conditions or deny CPA-10-1 l/LDC-08-11. The City Council will render a final decision to approve, 
approve with conditions or deny the application. The Planning Commission and City Council will base 
their recommendations and decisions regarding this application in accordance with the applicable 
Statewide Planning Goals; applicable Oregon Administrative Rules (OAR's); applicable Titles of the 
Metro Functional Plan; applicable Objectives and Policies from the City of Happy Valley Comprehensive 
Plan and Clackamas Regional Center Area Design Plan; and, applicable sections of Title 16 
(Development Code) of the City of Happy Valley Municipal Code, including Chapter 16.67 
(Comprehensive Plan Map, Specific Area Plans, Land Use District Map and Text Amendments). All 
written comments must be received by the City of Happy Valley, 16000 SE Misty Drive, Happy Valley, 
OR 97086 by 5:00 p.m., on Wednesday, February 1, 2012. 
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Testimony should pertain to the applicable criteria. The decision will be made in accordance with said 
criteria, and may be appealed to the State Land Use Board of Appeals (LUBA). Failure to raise an issue 
in person, or by letter at the hearing, or failure to provide statements or evidence sufficient to afford the 
Planning Commission/City Council an opportunity to respond to the issue, means that an appeal based on 
that issue cannot be filed with LUBA. The applicant and any person who submits written comments shall 
receive notice of the decision. 

The failure of the applicant to raise constitutional or other issues relating to proposed conditions of 
approval with sufficient specificity to allow the Planning Commission/City Council to respond to the 
issue precludes an action for damages in circuit court. 

The decision-making criteria, application, records concerning this matter, and the City's staff report and 
recommendation to the hearings body (available 7 days prior to hearing date) are available at the City of 
Happy Valley City Hall at the above address during working hours (8:00 a.m. to 5:00 p.m. weekdays), 
please call for an appointment. For additional information, contact Justin Popilek, Associate Planner at 
the above address and phone number. 

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, 
hearing) must be requested 72 hours in advance by contacting Marylee Walden, City Recorder at the 
above phone number. 

Notice to mortgagee, lien holder, vendor, or seller: The City of City of Happy Valley Development Code 
requires that if you receive this notice it shall be promptly forwarded to the purchaser. 

Justin Popilek 
Associate Planner 

207 



J E F F R E Y L . K L E I N M A N 
ATTORNKY A.T LAW 

THE AMBASSADOR 
1 2 0 7 S.W. SIXTH AVENUE 

PORTLAND, OREGON 0 7 2 0 4 

TELEPHONE (503 ) 2 4 8 - 0 8 0 8 
FAX (503 ) 2 2 8 - 4 5 2 9 

February 14, 2012 

Hand Delivered 
Planning Commission 
City of Happy Valley 
16000 SE Misty Drive 
Happy Valley, OR 97086 

Re: Docket No. CPA-10-11/LDC-08-11- Eagle Landing Mixed Use Concept 

Dear Chair and Members of the Planning Commission: 

I represent Allen Woodell, Trustee, owner of the properties known as Two Town 
Center and Three Town Center, immediately adjacent to and south of the subject site. Since 
1998, as the planning for the Eagle Landing property has proceeded through several iterations 
with Clackamas County, followed by annexation and entry into a Development Agreement 
with the City of Happy Valley, we have successfully raised issues relating to buffers and set 
backs between Eagle Landing and the Town Center properties, drainage, and the location of 
any bicycle and pedestrian path which might connect these properties. The resolution of these 
concerns is reflected by the land use decisions made by both the county and the city over the 
past 14 years. 

In order to maintain continuity and avoid any slip between cup and lip, we have worked 
with city staff to prepare the attached additional language for proposed HVDC Chapter 16.23. 
This language would replace a critical provision of Chapter 16.36, the entirety of which is 
proposed for deletion in this application. 

In the event that no final action is taken tonight, or final action is taken but the attached 
language is not adopted, we would request that the record be held open for additional written 
testimony for a period of seven days. 

Thank you for your consideration. 

JLK:cme 
Enclosure 

c l i e n t 
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HVDC 16.23.010.D.5.m (Proposed) 

In proposed HVDC 16.23.010.D.5, add the following subsection "m" and redesignate 
existing subsection "m" (Design Review) as subsection "n." 

m. Other Applicable Provisions. With respect to the adjacent properties lying south 
of the proposed RCMU District and east of SE Stevens Road ("Adjacent Properties"), 
the provisions of the following Clackamas County land use decisions, including 
conditions of approval, which benefit the Adjacent Properties and apply or relate to 
buffering, required setbacks, drainage, and location of any bicycle and pedestrian path, 
shall remain in effect. The master plan and subsequent development within the RCMU 
District shall comply with those provisions. 

1. Comprehensive Plan and Zone Change, File Nos. Z0531-98-CP/Z0532-98-Z, 
dated December 23, 1998; 

2. Modification of Conditions of Approval of Comprehensive Plan Amendment 
and Zone Change, Order No. 2203-29, File No. Z0802-02-CP, Z0803-02-Z, 
dated February 20, 2003; 

3. Decision on Master Plan Review, File No. Z0227-03-AA (Eagle Landing), 
dated May 29, 2003; 

4. Final Order for Eagle Landing Golf Clubhouse, Case No. Z0840-03-SL, dated 
February 25, 2004; 

5. Final Plat Approval for Eagle Landing PUD as evidenced by the Plat of Eagle 
Landing filed in Plat Book 126, Page 018, Document No. 2004 60414; and 

6. Final Order on Remand Approving Mt. Scott Village (now known as Eagle 
Landing Phase II), File No. Z0563-99-SL, dated April 23, 2003. 
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M ( j ' P |<; I ) ) I I Ma>k Dane-Pr incipal 

13005 SW Foothill Drive 

r i I I n I i I Q I nPor t l and , 0R 97225 
-> Phone: 503.332.7167 

Fax: 503.641.5352 
M e m o 

TO: City of Happy Valley Planning Commission 

FROM: Mark Dane Planning Inc. 

This memorandum is being submitted on behalf of the Aspen 504 LLC in opposition 
to the proposed land use action for Eagle Landing RCMU CPA-10-11/LDC-08-11 as 
submitted to the Planning Commission. Aspen 504 LLC is the fee owner of Lot 7, 
Eagles Landing, which is adjacent to the property subject to the proposed land use 
action. Given the substantial impact of this project not only on the adjacent 
landowners but also on the City of Happy Valley the following narrative is submitted. 
The memorandum is broken down into three areas: issues of concern about the 
application and its implications as proposed; recommended changes to the 
conditions of approval should the Planning Commission wish to approve the 
application; Specific conflicts with both the City's Land Use Ordinances, and the 
Goals and Objectives of the City Code. The issues referenced by page number from 
the February 14 Planning Commission Hearing Agenda package 

Throughout the hearing, both staff, and the applicant repeatedly returned to the fact 
that the proposed zone land uses action is on property that is part of a larger 
previously approved Master Plan- the 'Greater Eagle Landing Master Plan" 
approved as a Planned Development encompassing single family and multifamily 
residential office / commercial and supportive retail uses. The initially approved and 
constructed phases consisted of the single family, and multi family portions of the 
project (of around 400 units) in anticipation of future supportive office commercial 
and retail phases, that were also detailed out in the Master Plan. Specific zoning was 
put in place to support the new commercial 'town center'. The application before 
you is a request to rezone a portion of this master plan, and a request made on 
behalf of only a portion of the land owners within this Master Planned Area. 

At the hearing much was made of the history of the project, the magnificent models, 
and promises of a truly pedestrian friendly, job making town center. Similar 
promises were made during the application process for the previous approvals, and it 
was those promises of an active, dense town center that led, in part, to the size, type, 
and density of the high end condos and town homes. The town center was not 
developed, roads were left unfinished, and the County, and City had to complete 
much public infrastructure that was necessary for public safety but abandoned by the 
same developer making similar promises today. We believe that the original vision 
for the town center envisioned by the original approvals remains compelling, but in 
light of our collective experience, we are concerned that there are insufficient controls 
to ensure that this collective vision is ultimately achieved. Furthermore, we see some 
indications in the staff report that the original vision for the town center may have 
changed: 
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• Page 2 March 13, 2012 

On Page 16 of the packet the staff report recommends that drive-through 
restaurants, video stores, and movie theaters change from being conditional use to 
permitted. When I think of these three uses together I tend to think strip mall. Maybe 
that's not the case, but is perhaps cause for concern. On page 17 "Manufacturing" 
(which was previously banned) has been added as a conditional use. This type of 
land use is unusual for a retail office center, and was not mentioned to my 
recollection in the hearing. 

Throughout the earlier portions of the staff report there are several changes that are 
recommended, such as On page 21- 16,23.010.D.5.j & k change from 'may' to 
'shall'. The revision of wording will offer the City greater leverage in ensuring the 
applicable tasks are performed . On pages 42 & 43 it is noted that for approval of a 
zone change the minimum requirement is "avoid further degradation". While this is a 
true statement given the current level of traffic congestion, and back ground traffic the 
Planning Commission is entitled to seek a better solution that the minimum offered by 
the applicant. There is an opportunity to improve conditions, and reduce traffic 
congestion from its current levels. In part the responsibility of a planning commission 
is to work towards planning a better community rather than one that keeps things the 
way they are or worse, and in so doing meeting the minimum standards. The Code 
does permit the Planning Commission to hold the applicant to a higher standard. 

On Page 45 - ODOT comments include the statement. " Prior to development the 
applicant shall design and construct dual right-turn lanes....", elsewhere in the 
current staff report improvements are currently conditioned to compliance occurring 
"prior to occupancy" (of the buildings). This is not what ODOT recommends, and the 
condition should be changed to more closely reflect their direction. 

On page 46 the following language states "Staff largely concurs with the 
proposed improvements recommended as mitigation for the application. Several 
of the improvements would be very difficult to implement as they would 
require the purchase of right-of-way and modification to private property 
that is not currently under the control of the applicant or alternately, other 
improvements may better serve the travelling public. Recently, the TPR was 
updated with flexibility for jurisdictions to implement improvements that before 
would have resulted in certain vehicular based transportation enhancements if 
the land use action was determined to have a significant effect. Now, jurisdictions 
have the flexibility to require projects that would result in other betterments to the 
transportation system that may better serve users other than vehicular users or 
provide other improvements that better meet the needs of a jurisdiction. That 
provision is found in OAR 660-012-0060(2)(e). 

Before the project is approved, either the owners of the property not under the 
control of the applicant should either agree to the improvements as proposed, or 
sign over the rights to develop their property. Without these pieces the most 
significant issue of this project - the traffic impacts, can NOT be mitigated, and 
thus the Conditions of the State, County, and City not satisfied. 
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• Page 2 March 13, 2012 

Page 47 discusses citizen involvement, yet no where in the 233- page packet was 
the input of these many meetings discussed. 

Goal 1: Citizen Involvement (660-015-0000(1)) 
Goal 1 specifies that each city adopt a program for citizen involvement that 
clearly defines the procedures by which the general public will be involved in the 
ongoing land-use planning process. This program shall provide for continuity of 
citizen participation and of information that enables citizens to identify and 
comprehend the issues." 

Where is the input from the meetings, and are all those who signed up to be 
notified of these proceedings all being sent their copies of the proposal as 
submitted to the Planning Commission. If they are not this is in direct 
contradiction to Goal 1. 

On the same page (p47) Goal 10 is briefly touched upon. This goal specifies 
that 
" each city must plan for and accommodate needed housing types, such as 
multifamily and manufactured housing. It requires each city to inventory its 
buildable lands, project future needs for such lands, and plan and zone enough 
buildable land to meet those needs. It also prohibits local plans from 
discriminating against needed housing types". 

Given the substantial nature of the proposal there was very little to be gleaned 
from the applicants study of the City's housing inventory, and how this zone 
change would impact it. No mention of ANY low income housing, so the question 
arises does this plan in not providing an adequate argument about housing rise 
to the bar. 

On Page 48, Goal 11 calls for efficient planning of public services including water 
and fire protection. It also notes that "public services should be planned in 
accordance with a community's needs and capacities rather than be forced to 
respond to development as it occurs". Based upon the staff report it appears that 
to date the future water supply has not been evaluated by the Sunrise Water 
Authority. Based on this assertion and the lack of water studies I would be 
concerned about the adequacy of both supply, given the substantial increase in 
demand, and the water pressure, based both on the supply, and the approved 
elevations. 

On the same page its states that "(2) If a local government determines that there 
would be a significant effect, then the local government must ensure that allowed 
land uses are consistent with the identified function, capacity, and performance 
standards of the facility measured at the end of the planning period identified in 
the adopted TSP..." Outside of the issue of property ownership there is a 
continuing concern that the street system will NOT function properly, and have 
an adequate capacity, and a level of performance that meets the minimum 
standard. In staffs own report they state that most of the intersections can meet 
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• Page 4 March 13,2012 
these requirements with the proposed mitigation. But that 82nd at both Sunnyside 
& Monteray don't function at the appropriate standard. 

Should staff not see this as a problem and decide to proceed, it is asked that the 
recommended improvements outlined on pages 56-57 be completed prior to the 
vertical construction of the Center. 

Under 3.07.640 C on pages 60-61 it states that "C. Centers, Corridors, Station 
Communities and Main Streets need a mix of housings types to be vibrant and 
successful. The following mix of housing types is recommended for each:. The 
types of housing listed in the "needed housing" statute, ORS 197.303(1); 
2. The types of housing identified in the city's or county's housing need analysis 
done pursuant to ORS 197.296 or statewide planning Goal 10 (Housing); and 
The proposed zone change is fatally linked to the proposed design of the Town 
Center, and while the list of uses within the proposed RCMU Comprehensive 
Plan designation/zoning district reflect does reflect housing types including those 
listed in ORS 197.303(1) the application does not detail how it will meet these 
needs. This ties into Housing Policy 45 on page 62 of the packet that states " 
The City shall encourage the availability of adequate numbers of needed housing 
units at price ranges and rent levels that are commensurate with the 
financial capabilities of Oregon households and allow for flexibility of housing 
location, type and density". 

I was unable to find where the applicant had addressed how this requirement would 
be specifically met. Given the opportunity to make a specific offer of reserving 
perhaps 10% of the housing to be sold or rented at 80% of "Average Family Income" 
it would seem appropriate that compliance with this policy require such a condition. 

Page 64 of the report notes in policy 51E "Residential land uses will be organized 
to form complete neighborhoods. Complete neighborhoods include a variety of 
housing types, park and open space, a definable center (e.g. a park or school) 
and edge (e.g. transportation or open space corridor), a mix of uses, and a well 
connected network of streets and pedestrian ways. The degree to which each of 
these characteristics is provided will vary with the location and context of the 
neighborhood. The argument at the hearing was made that the adjacent open 
space to the north which was part of the original Master Plan helped this denser 
commercial portion of the project meet this requirement. If the applicant argues 
that this property is not part of the Master Plan it need to provide its own parks. 
This issue is again raised on Page 68 under 2.1c "Provide for essential public 
facilities and services, including parks and public space" and again on Page 
71, 

On page 70 the staff report notes that "the proposed RCMU zone does not 
provide for a minimum office employment density or have specific limits to retail 
development". The obvious concern here is that without specific limits, 
combined with the changes to the uses to allow outright a drive-through and 
'video-stores' could the property be developed in a manner that it was not 
described in the hearing. 
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• Page 2 March 13, 2012 

On Page 72 the report details through spread sheets the following information: 

Congestion Performance Standards for portions of 82nd Avenue and Sunnyside Road located in 
the Regional Center boundary 

One hour AOS = E, and 'F' for the 1st peak hour 

Congestion Performance Standards for portions of 82nd Avenue, Sunnyside Road and 
Johnson Creek Boulevard located within the Clackamas Regional Center Design Plan 
Area and outside the Regional Center boundary 

One hour AOS = D, and E' for the 1st peak hour 

Congestion Performance Standards for City street sections located east of the Regional 
Center boundary, yet within the Clackamas Regional Center Design Plan Area shall be 
as follows: 

One hour AOS = D, and '£' for the 1st peak hour 

From a layman's perspective, it appears that the level of traffic performance within 
the Regional Center's boundary is deemed as meeting the minimum standards while 
being at a 'Fail' for the first peak hour, and generally held to lower standards of 
performance than those areas outside of the Boundary. 

On Page 74 of the report these concerns are identified again on 82nd. Specifically: 

The Traffic Impact Analysis (Exhibit 3) concludes that in all scenarios and time 
periods, intersection operations can be mitigated so that City of Happy Valley, 
Clackamas County and ODOT performance standards can be met except for the 
following intersections: 
- 82nd Avenue at Sunnyside Road (Midday and PM), 
- 82nd Avenue at Monterey Avenue (PM), 
At these intersections, additional traffic added by the proposed development 
would result in no measurable change in either V/C ratio or delay when 
compared with Background Conditions. Because conditions do not worsen over 
the Background, the requirements of the Transportation Planning Rule are met 
and the proposed development would have no impacts at these locations. 
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• Page 6 March 13,2012 
On page 78 the details for the requirements of the plan amendment are called 

out: 

Chapter 16.67 Comprehensive Plan Map, Specific Area Plans, and Land Use 
District Map and 
Text Amendments 
[...] 
16.67.015 Initiation of a plan amendment. 
A. Any change in the text, map or implementing ordinances of adopted Happy 
Valley land use regulations may be initiated by the city, any resident of the city, 
property owners or authorized agent. A change in the text may be initiated by as 
few as one person desiring a revision in the wording, scope, direction or 
organization of the plan. A change in the map which involves properties and/or 
distnct boundaries must be initiated by at least seventy-five percent (75%) of the 
property owners or authorized agents who own or represent at least seventy-five 
(75%) percent of the land area involved in the petition of change, which must 
correspond to a logically defined neighborhood or block of multiple properties, or 
include a single parcel of such size as to merit consideration as a future 
neighborhood if approved as part of a future subdivision or planned unit 
development application. The city may, for the purposes of revising or updating 
plans to comply with statewide goals, legal guidelines or other necessary criteria, 
initiate a change in the map or text of any plan and this land development title at 
any time. 

This property was part of the Eagle Landing Master Plan. My question to the 
Planning Commission is simply why have the other property owners been excluded. 
The original approval was not a separate application the original zone approval was 
tied to the Master Plan, and thus should involve all the owners in said Plan. 

On page 80-82, or the report the code states that "conditions or to deny an 
application for a quasi-judicial amendment shall be based on all of the 
following criteria: 

1. Approval of the request is consistent with the Statewide Planning Goals;" 

As has been previously noted this application does not meet the standard of 
complying with some of the applicable Statewide Planning Goals, regarding 
Housing, Transportation, and process, and does not provide sufficient evidence 
regarding public participation. 

Secondly that " Approval of the request is consistent with the applicable Goals 
and Policies of the City's Comprehensive Plan;" 

A Finding of Fact addressing consistency with the Goals and Policies of the 
City's Comprehensive Plan is included, above. Therefore, this criterion is not 
satisfied. 
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• Page 7 March 13,2012 
The third level of review asks The property and affected area is presently 
provided with adequate public facilities, services and transportation networks to 
support the use, or such facilities, services and transportation networks are 
planned to be provided in the planning period; and 

From the Staff report, regarding transportation, and the lack of information 
regarding water supply, and fire protection the answer is no. 

Lastly that 4. The change is in the public interest with regard to neighborhood or 
community conditions, or corrects a mistake or inconsistency in the 
comprehensive plan or land use district map regarding the property which is the 
subject of the application; and 

If this zone change creates more congestion, and creates 'unintended consequences 
the answer is no. 

Lastly should staff seek to make changes to the conditions I would recommend On 
page 84 under conditions that the wording 'prior to occupancy' in condition 4 be 
corrected to 'prior to permit approval' which would more correctly reflected ODOTS 
proposed conditions mentioned previously in the report 

Mark Dane Planning, Inc 

Mark Dane 
Mark Dane, Principal AICP 
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JE F F R E Y L. K L E I N M A N 
ATTOBNEY AT LAW 

TIIE AMBASSADOB 
1207 S.W. SIXTH AVKNUE 

PORTLAND, OREGON 9 7 2 0 4 

TELEPHONE (503) 248-0808 
FAX (503) 228-4529 

February 21, 2012 

Via email (MichaelW@ci.happv-vaIlev.or.us) and teIefacsimile(503-658-5174) 
Michael Walters 
Economic & Community Development Director 
City of Happy Valley 
16000 SE Misty Drive 
Happy Valley, OR 97086 

Re: Docket No. CPA-10-1 l/LDC-08-11- Eagle Landing Mixed Use Concept 

Dear Mr. Walters: 

I represent Allen Woodell, Trustee, owner of the properties known as Two Town 
Center and Three Town Center, immediately adjacent to and south of the subject site. Please 
place this letter and the enclosures into the Planning Commission record in the above casefiles. 

As can be seen from the enclosed email messages of today, Bill Cox, attorney for the 
applicant, and I share related concerns in this matter. From my client's standpoint, we did not 
understand that the proposed new RCMU Zoning District and the newly proposed provisions 
of HVDC Chapter 16.23 would not apply to portions of Eagle Landing directly to the north of 
my client's Two Town Center property and beyond to the east. At the same time, the 
applicant apparently did not understand that HVDC Ch. 16.36 was to be entirely eliminated. 

While the agreed amendment to Chapter 16.23 I presented on February 14 is essential, 
Chapter 16.36 remains highly relevant to portions of Eagle Landing, including residential 
areas, which would not be zoned RCMU. HV 16.36.050.B must remain intact to preserve the 
longstanding resolution of the issues we have discussed relating to buffers and setbacks 
between Eagle Landing and the Town Center properties, drainage, and the location of bicycle 
and pedestrian path connections, vis-a-vis the bordering areas of Eagle Landing which will not 
be rezoned to RCMU. Again, this will maintain continuity not only with Clackamas County's 
land use decisions since 1998, but the terms by which, the city annexed Eagle Landing and 
entered into its Development Agreement with the applicant in 2005. 
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Michael Walters 
Economic & Community 

Development Director 
February 21, 2012 
page two 

Because only a portion of the subject property will bear that zoning, Mr. Cox has 
additional concerns regarding any elimination of Chapter 16.36. Our respective concerns must 
be successfully addressed before the Planning Commission makes its recommendation to the 
City Council. 

Thank you again for your assistance and your efforts in this matter. 

Very tmly yours, 

JLK:cme 
Enclosure 
cc: client 

Bill Cox, Esq. 
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Page 1 of 1 

Subj: Retaining 16.36 as written 
Date: 2/21/2012 12:30:44 P.M. Pacific Standard Time 
From: wccox@landuseattornev.com 
To: MichaelW@ci.happy-valley.or.us. KieinmanJL@aal.com 
CC: ccorliss@angeloplanning.com 

tVUchael 

Because the applicant remains concerned about the 
potential for unintended consequences resulting from 
deleting 16.36 as proposed we request that 16*36 be retained 
in full. It does not seem necessary to delete 16.36 causing all 
its provisions to become null and void upon rezoning the 
land. Without fully understanding what went into creating 
the terms of 16.36 originally it would be less mentally taxing 
if we just retain the current 16.36 as written and add a 
provision that any inconsistencies with the new language 
would be found in favor of the new language. Such a course 
of conduct would eliminate the concerns of Mr. Kleinman 
and his clients. The applicant requests that 16.36 be retained 
in full. 

Respectfully, 

Bill Cox 

This is not my area of expertise, so I'll leave it to your professional judgment. 

Regards, 

Cathy 
This email is privileged and confidential. Do not forward, copy or print without authorization. If misdirected, 
please notify us immediately. Thank you. William C.Cox Attorney at Law 0244 SW California Street 
Portland, Oregon 97219 503-246-5499 Office 503-244-8750 Facsimile 

Tuesday, February 21, 2012 AOL: KleinmanJL 
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P a g e 1 o f 2 

Subj: Re: Request to add language to conditions-Eagle Landing 
Date: 2/21/2012 10:01:48 A.M. Pacific Standard Time 
From: KleinmanJL@aol.com 
To: wccox@landuseattorney.com 
CC: MichaelW@ci.happy-vallev.or. us 
Bill, 

I understand that, but there are prior protections that must not be eliminated. I will look the regulatory 
scheme over again shortly. 

Jeff 

J e f f r e y L . K l e i n m a n 
A t t o r n e y at L a w 
T h e A m b a s s a d o r 
1207 S W S i x t h A v e n u e 
P o r t l a n d , O R 9 7 2 0 4 
T e l (503) 2 4 8 - 0 8 0 8 
Fax (503) 2 2 8 - 4 5 2 9 

In a message dated 2/21/2012 9:59:27 A.M. Pacific Standard Time, wccox@landuseattomey.com 
writes: 

I believe that is what you requested. The RCMU zone 
does not include the pond area so there will be no change 
from the present protections. I just wanted it specific. 
On 2/21/2012 9:50 AM, KleinmanJL@aol.com wrote: 

Bill, 

When I get back to the office later this morning. I'm going to have to look at how 
the buffer of Two Town Center by the detention pond area will continued to be 
legally preserved. Michael, do you have any thoughts on this? 

Bill, have you and the city resolved anything on retaining part of Ch. 16.36? 

Jeff 

J e f f r e y L . K l e i n m a n 
A t t o r n e y at L a w 
T h e A m b a s s a d o r 
1207 S W S i x t h A v e n u e 
P o r t l a n d , O R 9 7 2 0 4 
T e l (503) 2 4 8 - 0 8 0 8 
F a x (503) 2 2 8 - 4 5 2 9 

In a message dated 2/21/2012 9:26:47 A.M. Pacific Standard Time, 
wccox@landuseattornev.com writes: 

The applicant has gone through the 
Kleinman/Bean suggestions to add 
subsection "m" to the proposed 
revisions of HVDC 16.23.010.D.5 and 
we do not believe they will impose any 

Tuesday, February 21,2012 AOL: KleinmanJL 
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Page 2 o f2 

additional obligations to what we can 
expect without them. I note that the 
requested additions relate only to 
buffering, setbacks, drainage, and bicycle-
pedestrian paths on the southern boundary 
of the RCMU zone. That zone's eastern 
limit is west of the existing retention pond. 
The obligation would terminate at Stevens. 
The applicant accepts the suggestion as 
presented at the hearing by Mr. Kleinman 
in his letter dated 2/14/12. 
This email is privileged and confidential. Do not forward, copy or print without 
authorization. If misdirected, please notify us immediately. Thank you. William 
C.Cox Attorney at Law 0244 SW California Street Portland, Oregon 97219 
503-246-5499 Office 503-244-8750 Facsimile 

NOTICE: This communication and its attachments are confidential and may be protected by the attorney-
client privilege and/or work product doctrine. If you have received It in error, please advise the sender by 
reply email and Immediately delete the message and any attachments without copying or disclosing the 
contents. Thank you. 

T a x A d v i c e Notice: 1RS Circular 230 requires u s to a d v i s e y o u that, if this c o m m u n i c a t i o n o r a n y attachment 
contains a n y tax advice. I h e a d v i c e is not intended to b e u s e d , a n d c a n n o t b e u s e d , for the p u r p o s e o f avoiding 
fédéral t a x penalties o r for p r o m o t i n g , marketing, or r e c o m m e n d i n g 1o a n y o n e e l s e a n y tax-related matters 
a d d r e s s e d herein. A t a x p a y e r m a y rely o n professional a d v i c e to a v o i d federal tax penalt ies if a n d o n l y if the a d v i c e 
is reflected in a c o m p r e h e n s i v e t a x opinion that c o n f o r m s to strict requirements. 

This email is privileged and confidential. Do not forward, copy or print without authorization. If 
misdirected, please notify us immediately. Thank you. William C.Cox Attorney at Law 0244 SW 
California Street Portland, Oregon 97219 503-246-5499 Office 503-244-8750 Facsimile 

Tuesday. February 21.2012 AOL: KleinmanJL 
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Oregon 
JohnA.Knzliflbtir,MC,Cwwanüf 

Department of Transportation 
Region I Headquarters 

12? WW Flande- Street 
Portland, Oregon 97209 

(503) 73 J.8700 
FAX >[50?) 731.85JI 

February 23,2012 

Kenneth Kobîitz, Chair 
Planning Commission 
City of Happy Valley 
16000 S.E, Misty Road 
Happy Valley, OR 97086 

RE: Eagle Landing CPÀ-HM1/LDC-08-11 

Dear Chair Koblit2 and Planning Commission Members: 

The purpose of this letter is to confirm ODOT"* support for the stafF-recomm^ided, Conditic.i 
#3 of the February 14.2011 report to the Planning Commission regarding improvements to 
1-205, an interstate facility. Performance on Condition #3 at the time of building occupancy will 
correspond with the sit generated 'mpact£ This approach has been applied to similar 
developments and is satisfactory to ODOT. 

C ' •• Bfcfc. ' 

Gail Curtis, AICP 
Senior Land Use and Transportation Planner 

C: Neil Nedelisky, Applicant 
Michael Walter, AICP, City of Happy Valley 
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EAGLE LANDING CONCEPT PLAN APPLICATION 
(FILE NO. CPA-10-11 /LDC-08-11 

APPLICANT'S RESPONSES TO CONCERNS SUBMITTED BY OPPONENT MR. 
DANE ON FEBRUARY 21, 2012 

Mr. Dane's Comments 
Applicants Responses. 

On Page 16 of the packet, the staff report 
recommends that drive-through restaurants, video 
stores, and movie theaters change from being 
conditional use to permitted, When I think of these 
three uses together I tend to think strip mall. Maybe 
that's not the case, but is perhaps cause for 
concern. On page 17 "Manufacturing" (which was 
previously banned) has been added as a 
conditional use. This type of land use is unusual for 
a retail office center, and was not mentioned to my 
recollection in the hearing. 

Mr. Dane seems to be misunderstanding the nature 
of Ihe proposed amendments. The changes to the 
zone shown in highlight/strikeout do not show 
differences between the existing OC zoning and the 
proposed RCMU, but rather changes to the MUE-
NC zone to replace it with the new RCMU. The 
MUE-NC zone is not currently in use and the code 
amendments wens formatted in this fashion at the 
City's request. That said, in response to his specific 
suggestions: 

Video stores - Video stores are permitted in the 
current OC zone and should be permitted in the 
RCMU zone. 

Movie theaters - Theaters and Assembly Halls 
should be a permitted use in the RCMU zone. 
They were conditional uses in the MUE-NC zone 
because it was intended to allow neighborhood 
scale commercial. Assembly, convention facilities, 
theaters for performing arts, exhibition halls, 
libraries, senior centers and fraternal organizations 
are allowed in the OC zone currently. These uses 
are part of the comprehensive, interconnected 
community envisioned in the RCMU zone. 

Manufacturing - Our goal is to allow small-scale 
"artisan" manufacturing or R&D as a conditional 
use, which requires additional review for 
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• Page 2 _ _ _ _ _ _ _ February 28. 2012 • i i — . • 
compatibility. The current OC zoning allows "Light 
manufacturing; assembly; research, and 
development uses that have physical and 
operational requirements which are similar to other 
office uses allowed in this district", so in a sense we 
are actually making the new zone stricter by 
requiting conditional use approval. It is easy to 
conceive of circumstances when this type of use 
will be supportive of the comprehensive 
interconnected community. There are symbiotic 
characteristics of these iype uses worthy of 
providing support for uses allowed outright in the 
RCMU. By making them conditional uses the City 
will have the opportunity to monitor and regulate 
any conflicting characteristics. 

Throughout the earlier portions of the staff report 
there are several changes that are recommended, 
such as On page 21- 16.23.010.D.5.j & k change 
from 'may' to 'shall'. The revision of wording will 
offer the City greater leverage in ensuring the 
applicable tasks are performed. 

A search of page 21 as well as 16.23.010.D. 5 failed 
to reveal the language being referenced in this 
statement In order to allow sufficient flexibility to 
create the innovative community envisioned the 
word 'May' allows City Council discretion. 'Shall' 
precludes uses, which, at the time of code creation, 
had not been considered. 

On pages 42 & 43 it is noted that for approval of a 
zone change Ihe minimum requirement is "avoid 
further degradation". While this is a true statement 
given the current level of traffic congestion, and 
back ground traffic the Planning Commission is 
entitled to seek a better solution that the minimum 
offered by the applicant. There is an opportunity to 
improve conditions, and reduce traffic congestion 
from its current levels. In part the responsibility of a 
planning commission is to work towards planning a 
better community rather than one that keeps things 
the way they are or worse, and in so doing meeting 
the minimum standards, The Code does permit the 
Planning Commission to hold the applicant to a 
higher standard. 

Figure 9 of the Traffic Impact Analysis (shown on 
page 175 of the Conditions of Approval) depicts the 
predicted traffic operations in the year 2035 if the 
currently proposed zoning IS NOT approved 
(referred to as "Background Conditions"). Figure 2 
of the addendum to the Traffic Impact Analysis 
(shown on page 213 of the Conditions of Approval) 
depict the predicted traffic operations in the year 
2035 if the currently proposed zoning IS approved 
(mferred to as "Total Conditions"). In the afternoon 
peak hour of ihe Background Conditions, eight 
signalized intersections are expected to operate 
under failing conditions. In the same afternoon 
peak hour under the Total Conditions, only TWO 
intersections are expected to operate under failing 
conditions. 

The proposed development and its associated 
mitigations result in an overall improvement to the 
transportation network in the vicinity of the 
proposed Eagle Landing development. 

The language is designed to assure proposed 
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• Page 3 February 28,2012 . — , — — . 
alterations "do no harm" to the existing system. It is 
based upon the premise that if the applicant should 
not be required to provide improvements beyond 
those that its' proposal requires to safely function. It 
is another take on the Dolan concept of 
compensating for impacts. 

On Page 45 - ODOT comments include the 
statement. "Prior to development the applicant shall 
design and constmct dual right-turn lanes....". 
elsewhere in the current staff report improvements 
are currently conditioned to compliance occurring 
''prior to occupancy" {of the buildings). This is not 
what ODOT recommends, and the condition should 
be changed to more closely reflect their direction. 

In a letter submitted by ODOT to the City of Happy 
Valley on February 23rd, 2012. In this letter ODOT 
staff asserts that they "...confirm ODOT's support 
for the staff-recommended, Condition #3 of the 
February 14, 2011 report to the Planning 
Commission regarding improvements to 1-205, an 
interstate facility. Performance on Condition #3 at 
the time of building occupancy will correspond v/ith 
the site-generated impacts." 

On page 46 the following language states "Staff 
largely concurs with the proposed improvements 
recommended as mitigation for the application. 
Several of the improvements would be verv 

ft is the intent of the applicant to work with the City, 
County, and State to make sure that all 
NECESSARY improvements are constructed to 
mitigate the impacts of the proposed land use 
changes. Some of the mitigations proposed in the 
traffic study are not mquired for adequate traffic 
performance, but to meet an applicable standard. 
The updated TPR now allows the jurisdictions the 
flexibility to propose alternative bettemients that are 
more appropriate in the eyes of the jurisdiction for 
the spec'tftc scenario. As said in the staff report. 
"Now, jurisdictions have the flexibility to require 
projects that would result in other betterments to the 
transportation system that may better serve users 
other than vehicular users or provide other 
improvements that better meet the needs of a 
jurisdiction." 

The quote above was written into the conditions of 
approval as a way of explaining the multiple options 
under each of the conditions written in section 111.4. 
The County is stating that the applicant CAN build 
the improvement if the applicant so chooses, or the 
applicant can provide funds to the County in the 
amount of the proposed improvement and the 
County will use the funds that would result in other 
betterments to the transportation system as a 
whole. 

difficult to implement as thev would reauire 

ft is the intent of the applicant to work with the City, 
County, and State to make sure that all 
NECESSARY improvements are constructed to 
mitigate the impacts of the proposed land use 
changes. Some of the mitigations proposed in the 
traffic study are not mquired for adequate traffic 
performance, but to meet an applicable standard. 
The updated TPR now allows the jurisdictions the 
flexibility to propose alternative bettemients that are 
more appropriate in the eyes of the jurisdiction for 
the spec'tftc scenario. As said in the staff report. 
"Now, jurisdictions have the flexibility to require 
projects that would result in other betterments to the 
transportation system that may better serve users 
other than vehicular users or provide other 
improvements that better meet the needs of a 
jurisdiction." 

The quote above was written into the conditions of 
approval as a way of explaining the multiple options 
under each of the conditions written in section 111.4. 
The County is stating that the applicant CAN build 
the improvement if the applicant so chooses, or the 
applicant can provide funds to the County in the 
amount of the proposed improvement and the 
County will use the funds that would result in other 
betterments to the transportation system as a 
whole. 

the purchase of rtoht-of'wav and modification 

ft is the intent of the applicant to work with the City, 
County, and State to make sure that all 
NECESSARY improvements are constructed to 
mitigate the impacts of the proposed land use 
changes. Some of the mitigations proposed in the 
traffic study are not mquired for adequate traffic 
performance, but to meet an applicable standard. 
The updated TPR now allows the jurisdictions the 
flexibility to propose alternative bettemients that are 
more appropriate in the eyes of the jurisdiction for 
the spec'tftc scenario. As said in the staff report. 
"Now, jurisdictions have the flexibility to require 
projects that would result in other betterments to the 
transportation system that may better serve users 
other than vehicular users or provide other 
improvements that better meet the needs of a 
jurisdiction." 

The quote above was written into the conditions of 
approval as a way of explaining the multiple options 
under each of the conditions written in section 111.4. 
The County is stating that the applicant CAN build 
the improvement if the applicant so chooses, or the 
applicant can provide funds to the County in the 
amount of the proposed improvement and the 
County will use the funds that would result in other 
betterments to the transportation system as a 
whole. 

to private property that is not currentiv under 

ft is the intent of the applicant to work with the City, 
County, and State to make sure that all 
NECESSARY improvements are constructed to 
mitigate the impacts of the proposed land use 
changes. Some of the mitigations proposed in the 
traffic study are not mquired for adequate traffic 
performance, but to meet an applicable standard. 
The updated TPR now allows the jurisdictions the 
flexibility to propose alternative bettemients that are 
more appropriate in the eyes of the jurisdiction for 
the spec'tftc scenario. As said in the staff report. 
"Now, jurisdictions have the flexibility to require 
projects that would result in other betterments to the 
transportation system that may better serve users 
other than vehicular users or provide other 
improvements that better meet the needs of a 
jurisdiction." 

The quote above was written into the conditions of 
approval as a way of explaining the multiple options 
under each of the conditions written in section 111.4. 
The County is stating that the applicant CAN build 
the improvement if the applicant so chooses, or the 
applicant can provide funds to the County in the 
amount of the proposed improvement and the 
County will use the funds that would result in other 
betterments to the transportation system as a 
whole. 

the control of the applicant or alternately, other 
improvements may better serve the travelling 
public. Recently, the TPR was updated with 
flexibility for jurisdictions to implement 
improvements that before would have resulted in 
certain vehicular based transportation 
enhancements if the land use action was 
determined to have a significant effect. Now, 
jurisdictions have the flexibility to require projects 
that would result in other betterments to the 
transportation system that may better serve users 
other than vehicular users or provide other 
improvements that better meet the needs of a 
jurisdiction. That provision is found in OAR 660-
012-0060(2) (e). 

Before the project is approved, either the owners 
of the property not under the control of the 
applicant should either agree to the 
improvements as proposed, or sign over the 
rights to develop their property. Without these 
pieces the most significant issue of this project -
the traffic impacts, can NOT be mitigated, and 

ft is the intent of the applicant to work with the City, 
County, and State to make sure that all 
NECESSARY improvements are constructed to 
mitigate the impacts of the proposed land use 
changes. Some of the mitigations proposed in the 
traffic study are not mquired for adequate traffic 
performance, but to meet an applicable standard. 
The updated TPR now allows the jurisdictions the 
flexibility to propose alternative bettemients that are 
more appropriate in the eyes of the jurisdiction for 
the spec'tftc scenario. As said in the staff report. 
"Now, jurisdictions have the flexibility to require 
projects that would result in other betterments to the 
transportation system that may better serve users 
other than vehicular users or provide other 
improvements that better meet the needs of a 
jurisdiction." 

The quote above was written into the conditions of 
approval as a way of explaining the multiple options 
under each of the conditions written in section 111.4. 
The County is stating that the applicant CAN build 
the improvement if the applicant so chooses, or the 
applicant can provide funds to the County in the 
amount of the proposed improvement and the 
County will use the funds that would result in other 
betterments to the transportation system as a 
whole. 
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• Page4 
thus the Conditions of the State, County, and City 
not satisfied. 

Page 47 discusses citizen involvement, yet no 
where in the 233- page packet was the input of 
these many meetings discussed. 

Goal 1: Citizen Involvement (660-015-0000(1)) 
Goal 1 specifies that each city adopt a program 
for citizen involvement that clearly defines the 
procedures by which the general public will be 
involved in the ongoing land-use planning 
process. This program shall provide for continuity 
of citizen participation and of information that 
enables citizens to identify and comprehend the 
issues." 

February 28.2012 

Not sure there is a response needed here. 
Evidence at the hearing indicated years of 
neighborhood involvement. 

See above, Also, see staff response indicating 
notice requirements have been satisfied. 

Where is the input from the meetings, and are a!f 
those who signed up to be notified of these 
proceedings all being sent their copies of the 
proposal as submitted to the Planning 
Commission. If they are not this is in direct 
contradiction to Goal 1. 

On the same page (p47) Goal 10 is briefly 
touched upon. This goal specifies that 
" each city must plan for and accommodate 
needed housing typest such as multifamily and 
manufactured housing. It requires each city to 
inventory its buildable lands, project future needs 
for such lands, and plan and zone enough 
buildabie land to meet those needs. It also 
prohibits local plans from discriminating against 
needed housing types". 

This property is currently zoned OC and therefore 
was not included in the City's existing housing 
inventory. Changes to the zoning on this site would 
provide additional housing in a range of types. 

The proposed RCMU does not include a 
requirement for affordable housing and Happy 
Valley does not useinclusionaty" zoning elsewhere 
in the City. 

Given the substantial nature of the proposal there 
was very little to be gleaned from the applicants 
study of the City's housing inventory, and how 
this zone change would impact it. No mention of 
ANY low income housing, so the question arises 
does this plan in not providing an adequate 
argument about housing rise to the bar. 
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On Page 48, Goal 11 calls for efficient planning of 
public services including water and fire 
protection. It also notes that "public setvices 
should be planned in accordance with a 
ccmmunitv's needs and capacities rather than be 
forced to respond to development as it occurs". 
Based upon the staff report it appears that to 
date the future water supply has not been 
evaluated by the Sunrise Water Authority. Based 
on this assertion and the lack of water studies I 
would be concerned about the adequacy of both 
supply, given the substantial increase in demand, 
and the water pressure, based both on the 
supply, and the approved elevations. 

The requirement for adequate public facilities will be 
addressed at the time of master plan approval when 
specific information about the development size and 
water and sewer availability is known. By requiring 
that master plan approval precede any 
development, the proposed zone addresses this 
requirement. 

On the same page its states that "(2) If a local 
government determines that there would be a 
sianificant effect, then the local government must 
ensure that allowed land uses are consistent with 
the identified function, capacity, and performance 
standards of the facility measured at the end of 
the Diannina period identified in the adopted 

The intersecttons of Sunnyside at 82f>d Avenue and 
Monterey at 82nd Avenue are not "Significantly 
Effected" by the proposed land use change. 

The proposed land use change is expected to 
generate 25 additional trips through the intersection 
of Sunnyside at 82f1 Avenue during the afternoon 
peak hour, an increase of less than 0.5%. 

The proposed land use change is expected to 
generate 29 additional trips through the intersection 
of Monterey at 82*1 Avenue during the afternoon 
peak hour, an increase of less than 0.9%. 

The additionaf trips are not expected to have an 
impact on the overall delay of either of the two 
inteisections. 

TSP..." Outside of the issue of property 
ownership there Is a continuing concern that the 
street system will NOT function properly, and 
have an adequate capacity, and a level of 
performance that meets the minimum standard. 
In staffs own report they state that most of the 
intersections can meet these requirements with 
the proposed mitigation. But that 82nd at both 
Sunnyside & Monteray don't function at the 
appropriate standard. 

Should staff not see this as a problem and decide 
to proceed, it is asked that the recommended 
improvements outlined on pages 56-57 be 
completed prior to the vertical construction of the 
Center. 

The intersecttons of Sunnyside at 82f>d Avenue and 
Monterey at 82nd Avenue are not "Significantly 
Effected" by the proposed land use change. 

The proposed land use change is expected to 
generate 25 additional trips through the intersection 
of Sunnyside at 82f1 Avenue during the afternoon 
peak hour, an increase of less than 0.5%. 

The proposed land use change is expected to 
generate 29 additional trips through the intersection 
of Monterey at 82*1 Avenue during the afternoon 
peak hour, an increase of less than 0.9%. 

The additionaf trips are not expected to have an 
impact on the overall delay of either of the two 
inteisections. 
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Under 3.07.640 C on pages 60-61 it states that *C, 
Centers, Corridors, Station Communities and 
Main Streets need a mix of housings types to be 
vibrant and successful. The following mix of 
housing types is recommended for each:. The 
types of housing listed in the "needed housing" 
statute, ORS 197.303(1); 
2. The types of housing identified in the city's or 
county's housing need analysis done pursuant to 
ORS 197.296 or statewide planning Goal 10 
(Housing); and 
The proposed zone change is fatally linked to 
the proposed design of the Town Center, and 
while the list of uses within the proposed RCMU 
Comprehensive Plan designation/zoning district 
reflect does reflect housing types including those 
listed in ORS 197.303(1) the application does 
not detail how it will meet these needs. This ties 
into Housing Policy 45 on page 62 of the packet 
that states " The City shall encourage the 
availability of adequate numbers of needed 
housing units at price ranges and rent levels 
that are commensurate with the financial 
capabilities of Oregon households and allow 
for flexibility of housing location, type and 
density". 

I was unable to find where the applicant had 
addressed how this requirement would be 
specifically met. Given the opportunity to make a 
specific offer of reserving perhaps 10% of the 
housing to be sold or rented at 80% of "Average 
Family Income" it would seem appropriate that 
compliance with this policy require such a condition. 

See comment about affordable housing above. 

This will be addressed at the time of master plan 
approval when specific information about the 
development is better known. 

Page 64 of the report notes in policy 51E 
"Residential land uses wili be organized to form 
complete neighborhoods Complete 
neighborhoods include a variety of housing types, 
park and open space, a definable center (e.g. a 
park or school) and edge (e.g. transportation or 
open space corridor), a mix of uses, and a well 
connected network of streets and pedestrian 
ways. The degree to which each of these 
characteristics is provided will vary with the 
location and context of the neighborhood. The 

Public parks are not reserved for specific 
neighborhoods to use, so residents within Eagle 
Landing wili be free fo use all public parl<s. The 
potential for future residents to use parks outside 
the area of proposed zone change does not require 
expanding the area of the zone change to include 
those parks. 
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argument at the hearing was made that the 
adjacent open space to the north which was part 
of the original Master Plan helped this denser 
commercial portion of the project meet this 
requirement. If the applicant argues that this 
property is not part of the Master Plan it need to 
provide its own parks. This issue is again raised 
on Page 68 under 2.1c "Provide for essential 
public facilities and services, including parks 
and public space" and again on Page 71, 

On page 70 the staff report notes that "the 
proposed RCMU zone does not provide for a 
minimum office employment density or have 
specific limits to retail development". The 
obvious concern here is that without specific 
limits, combined with the changes to the uses to 
allow outright a drive-through and 'video-stores' 
could the property be developed in a manner that 
it was not described in the hearing. 

At the City's request, the Master Plan must include 
a minimum of 600,000 sf of office or commercial 
devetopment within HV. Furthermore, the Master 
Plan is subject to a Type III discretionary review in 
front of the PC. Building footprints will be reviewed 
as part of the Master Plan. 

Currently, there is no size limit in the zone. We 
could establish a maximum ground floor building 
footprint for individual retail uses (e.g., 60,000 sf) 
based on what would work with the Concept Plan. 
The existing OC zoning does not have a building 
size limit, but retail uses are limited to 20% of the 
gross floor area of the development. 

On Page 72 the report details through spread 
sheets the following information: 

Congestion Performance Standards for portions of 82nd 
Avenue and Sunnyside Road located in the Regional 
Center boundary 

One hour AOS ~ E. and F'for the 1s'peak hour 

Congestion Performance Standards torpor!ions of 82nd 
Avenue, Sunnyside Rood and 
Johnson Creek Boulevard located within the Clackamas 
Regional Center Design Plan 
Area and outside the Reoional Center boundary 

One hour AOS = D, and E'for the 1s' peak hour 

Congestion Performance Standards for City street sections 
located east of the Regional 
Center boundarv. vet within the Clackamas Reoional 
Center Design Plan Area shall be 
as follows: 

One hour AOS = D, and '£' for the f peak hour 

Applicable standards state that the areas within 
Regional Centers ate allowed to operate at lower 
levels of service (higher congestion) than adjacent 
areas outside of Regional Center boundaries. 

As stated by staff on Page 73 of the staff report, 
"The applicant is not proposing to utilize the Level of 
Service "F" (in the first hour) for the affected County 
roadways, but rater, identifies mitigation 
improvements that maintain a Level of Service E." 
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From a layman's perspective, it appears that the 
level of traffic performance within the Regional 
Center's boundary is deemed as meeting the 
minimum standards while being at a 'Fail' for the 
first peak hour, and generally held to lower 
standards of performance than those areas outside 
of the Boundary, 

On Page 74 of the report these concerns are 
Identified again on 82nd. Specifically: 

The Traffic impact Analysis (Exhibit 3) concludes 
that in all scenarios and time periods, intersection 
operations can be mitigated so that City of Happy 
Valley, Clackamas County and ODOT 
performance standards can be met except for the 
followina intersections: 
- 82nd Avenue at Sunnyside Road (Midday and 
PM), 
- 82nd Avenue at Monterey Avenue (PM), 
At these intersections, additional traffic added by 
the proposed development would result in no 
measurable change in either V/C ratio or delay 
when compared with Background Conditions. 
Because conditions do not worsen over the 
Background, the requirements of the 
Transportation Planning Rule are met and the 
proposed development would have no impacts at 
these locations. 

Applicant is not entirely sure of the concern. The 
opposition appears to be merely quoting the staff 
report and offers no evidence to the contrary. 

As stated, "At these intersections, additional traffic 
added by the proposed development would result in 
no measurable change in either V/C ratio or delay 
when compared with Background Conditions. 
Because conditions do not worsen over the 
Background, the requirements of the Transportation 
Planning Rule are met and the proposed 
development would have no impacts at these 
locations." 

On page 78 the details for the requirements of 
the plan amendment are called out; 

Chapter 16,67 Comprehensive Plan Map, 
Specific Area Plans, and Land Use District 
Map and 
Text Amendments 
[ - ] 
16.67.015 Initiation of a plan amendment. 
A. Anv chanae in the text, map or implementing 
ordinances of adopted Happy Valley land use 
regulations may be initiated by the city, any 
resident of the city, property owners or authorized 
agent. A change in the text may be initiated by as 

Standard is met. As the standard clearly states a 
change must be initiated by at least seventy-five 
percent (75%) of the property owners or 
authorized aaents who own or represent at least 
seventv-five (75%) percent of the land area 

On page 78 the details for the requirements of 
the plan amendment are called out; 

Chapter 16,67 Comprehensive Plan Map, 
Specific Area Plans, and Land Use District 
Map and 
Text Amendments 
[ - ] 
16.67.015 Initiation of a plan amendment. 
A. Anv chanae in the text, map or implementing 
ordinances of adopted Happy Valley land use 
regulations may be initiated by the city, any 
resident of the city, property owners or authorized 
agent. A change in the text may be initiated by as 

involved in the petition of chanae. Applicant is 
owner of all the subject property. Emphasis 
added 

Only the property owners who will be subject to the 
zone change need to indicate their support for the 
application. The proposed amendment will not 
change the zoning on any adjacent parcels. There 
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few as one person desiring a revision in the 
wording, scope, direction or organization of the 
plan. A change in the map which involves 
properties and/or district boundaries must be 
initiated by at feast seventy-five percent (75%) of 
the property owners or authorized agents who 
own or represent at least seventy-five (75%) 
percent of the land area involved in the petition of 
change. which must correspond to a loaicallv 
defined neighborhood or block of multiDle 

• - •» — i — • 
is no evidence to support the conclusion that area 
property owners are not in favor of this application. 
Area residents received notice of the hearing. The 
testimony of those residents in the area has been in 
favor. 

properties, or include a single parcel of such size 
as to merit consideration as a Mure 

• - •» — i — • 
is no evidence to support the conclusion that area 
property owners are not in favor of this application. 
Area residents received notice of the hearing. The 
testimony of those residents in the area has been in 
favor. 

neighborhood if approved as part of a future 
subdivision or planned unit development 

• - •» — i — • 
is no evidence to support the conclusion that area 
property owners are not in favor of this application. 
Area residents received notice of the hearing. The 
testimony of those residents in the area has been in 
favor. 

application. The citv ma v. for the purposes of 
revising or updating plans to comply with 
statewide goals, legal guidelines or other 
necessary criteria, initiate a change in the map or 
text of any plan and this land development title at 
any time. 

This property was part of the Eagle Landing Master 
Plan. My question to the Planning Commission is 
simply why have the other property owners been 
excluded. The original approval was not a separate 
application the original zone approval was tied to 
the Master Plan, and thus should involve all the 
owners in said Plan, 

• - •» — i — • 
is no evidence to support the conclusion that area 
property owners are not in favor of this application. 
Area residents received notice of the hearing. The 
testimony of those residents in the area has been in 
favor. 

On page 80-82, or the report the code states that "conditions or to deny an application for a quasi-
judicial amendment shall be based on all of the following criteria: 

1. Approval of the request is consistent with the 
Statewide Planning Goals;" 

As has been previously noted this application 
does not meet the standard of complying with 
some of the applicable Statewide Planning 
Goals, regarding Housing, Transportation, and 
process, and does not provide sufficient evidence 
regarding public participation. 

See previous responses. 

Secondly that " Approval of the request is 
consistent with the applicable Goals and Policies 
of the City's Comprehensive Plan;" 

A Finding of Fact addressing consistency with the 
Goals and Policies of the City's Comprehensive 

Specificity is lacking. Staff report addresses the 
applicable standards. Opponent offers no evidence 
to the contrary. 
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Plan is included, above Therefore, Ihis criterion 
is not satisfied. 
The third level of review asks The property end 
affected area is presently provided with adequate 
public facilities, services and transportation 
networks to support the use, or such Facilities, 
services and transportation networks are planned 
to be provided in the planning period; end 

From the Staff report, regarding transportation, 
and the lack of information regarding water 
supply, and fire protection the answer is no. 

The opponent again faiis to explain the basis for 
concern. The issues he raises are not relevant at 
this stage. The master plan will address utility ana 
services availability. 

Lastly that 4 The change is in the public interest 
with regard to neighborhood or community 
conditions, or corrects a mistake or inconsistence 
in the comprehensive plan or land use district 
map regarding the property which is the subject 
of the application; and 

If this zone change creates more congestion, and 
ceates unintended consequences the answer is 
no. 

Mere conjecture seems to be the content of ihis 
concern. Again, the opponent presents no evidence 
contradicting that In the application and staff report. 

Lastly should staff seek to make changes to the 
conditions 1 would recommend On page 84 under 
conditions that the wording iprior to occupancy' in 
condition 4 be corrected to 'prior to penvit approval' 
which would more correctly reflected ODOTS 
proposed conditions mentioned previously in the 
report 

See the letter suomittea by ODOT to the City of 
Happy Valley on February 23rd, 20t2 In this fetter 
ODOT staff asserts that they confirm ODOTs 
support for the staif-recommenoed, Condition #3 of 
the February 14, 2011 report to the Planning 
Commission regarding improvements to 1-205, an 
interstate facility. Performance on Condition #3 at 
the time of building occupancy will correspond with 
the site-generated impacts." 

Additionally, The proposed mitigations are required 
to allow the transportation system to operate at a 
tevel that meets applicable standards AFTER THE 
ADDITIONAL TR,. }S ARE REALIZED ON THE 
TRANSPORTATION NETWORK. Before these 
trips are realized on the network, the proposed 
mitigations are not needed. The trips will not oe 
realized on the network until the proposed building 
aw OCCUPIED 
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Comment made by Mark Dane at the hearing which does not appear to have been 

included in his written remarks. 

Buffering and height transition 
with adjacent uses: 

The Master Plan will be subject to a Type III 
discretionary review. The master plan and 
subsequent development would be subject to the 
following standard: "a. Buffering. When existing 
residential uses are located adjacent to a RCMU 
master plan site, such uses shall be buffered 
from the RCMU master plan site with landscaped 
buffers or by the location of streets, parks, 
plazas, greenways, or lower density residential 
uses in the RCMU master plan." 

Respectful ly submitted. 

William C. Cox 
Attorney for Applicant 
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Happy Valley MEMORANDUM 

DATE: March 6, 2012 

TO: Planning Commission 
Chris Crean, BEH 

FROM: Michael D. Walter, AICP 

SUBJECT: Local File No. CPA-10-11/LDC-08-11 (RCMU District) 

As the Planning Commission will recall, Mr. Mark Dane (on behalf of Aspen 504 
LLC) requested that the record be left open to allow submission of additional 
materials regarding the subject application. Mr. Dane's additional materials are 
included as Attachment 1. 

Mr. William Cox, attorney for the applicant (Veritas), also submitted additional 
materials in response to Mr. Dane's comments. Mr. Cox's comments are 
included as Attachment 2. 

In addition, a letter from the Oregon Dept. of Transportation dated February 23, 
2012, reiterating the agency's support for the proposed Condition of Approval No. 
3 was received, and is included as Attachment 3. 

Staff notes that significant conversation has occurred between Mr. Cox and Mr. 
Jeffrey Kleinman, an attorney representing the interests of a property owner to 
the south of the proposed RCMU zoned area. The communication between Mr. 
Cox and Mr. Kleinman primarily focuses on the language from past Clackamas 
County land use decisions that is codified in Chapter 16.36 (Eagle Landing Sub-
Area Plan) - which had been proposed for removal from Title 16 (Land 
Development Code) of the City's Municipal Code on recommendation of staff. 

Based on the uncertainties associated with removing Chapter 16.36, and the 
City's desire to affect change within this area in collaboration with all affected 
property owners, staff has changed our recommendation to retain Chapter 16.36 
"as is" until this issue (and the application of City Comprehensive Plan 

<00201321; 1 } 2 3 4 Exhibit 16 



designations/zoning districts to the remainder of the properties in the Eagle 
Landing area) can be encompassed in a single legislative action, 

At the Planning Commission meeting on March 13, 2012 - the recommended 
course of action will be consideration of rebuttal testimony by the applicant 
{which did not occur at the last hearing date and should be limited to the issues 
associated with the record being left open - that is, not introducing new 
evidence), followed by questions of the applicant by the Planning Commission; 
questions of staff by the Planning Commission; and, final deliberations by the 
Planning Commission leading to a recommendation of approval, approval with 
conditions or denial. 
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