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NOTICE OF ADOPTED AMENDMENT

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
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This Form 2 must be mailed to DLCD within 5-Working Days after the Final v oPMER
Ordinance is signed by the public Official Designated by the jurisdiction P
and all other requirements of ORS 197.615 and OAR 660-018-000 Ve L8 os et vy
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
Land Use Regulation Amendment Zoning Map Amendment

[XI New Land Use Regulation [] 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) with a new zone
(RCMU); 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 site 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: Cik Cnty Office Commer. to: City REgional Cnt Mixed Use

Location: East of 1-205, North of Sunnyside Rd Acres Involved: 17
Specify Density: Previous: See Materials New: See Materials

Applicable statewide planning goaIS'

i A B I "I e It 11 18 19

I&DDDDDDIDD&DDDDDDD
Was an Exception Adopted? [ ]YES [X]NO
Did DLCD receive a Notice of Proposed Amendment...

35-days prior to first evidentiary hearing? XIYes []No
If no, do the statewide planning goals apply? [1Yes [INo
If no, did Emergency Circumstances require immediate adoption? [1Yes [INo

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 Dev Dir Phone: (503) 783-3839 Extension:

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

City: Happy Valley Zip: 97086- E-mail Address: michaelw@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 ordinance(s)

per ORS 197.615 and OAR Chapter 660. Division 18

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

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

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

address below.

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting ﬁndlng(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 copy via United States Postal Service, Common Carrier or Hand
Carried to the DLCD Salem Office and stamped with the incoming date stamp.

8. Please mail the adopted amendment packet to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

9. Need More Copies? Please print forms on 8% -1/2x11 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 plan.amendments@state.or.us.

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


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

City Manager
Tason Tuck

Mayor
Honorable Lori DeRemer

City

"Happy Valley

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-10-11/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.

ikt . 41—

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.cihappy-valley.or.us

Preserving and enhancing the safety, livability 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 Eagle 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 reasonabile,
necessary and in the public interest to make the proposed amendments as detailed within Staff Report to the
City Councit dated Aprit 3, 2012 and as discussed at the regular meeting of the City Council on April 3, 2012;

and
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 Gity Council.

This ordinance takes effect 30 days after adoption.

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

CITY'O HAPPYVALLEY AETESIT: )
; o :
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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 14™ 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 6™ 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-10-11/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-10-11/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.

éstin Popiiek %

Associate Planner




Mayor Gy City Manager

onorable Lori DeRemer of ason A. Tuc
Honorable Lori DeR Happy‘lalley Jason & Tugk

CITY OF HAPPY VALLEY
STAFF REPORT TO THE CITY COUNCIL

APRIL 3, 2012

EAGLE LANDING CONCEPT PLAN APPLICATION (FILE NO. CPA-10-11/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

EXHIBITS:

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
1



10.
1.

12.

13,

14.
15.

16.

Measure 56 Notice

Public Notice

Letter from Jeffrey L. Kleinman, Attorney at Law representing Mr. Allen Woodell dated February 14,
2012

Letter from Mark Dane Planning representing Aspen 504 LLC originally dated February 21, 2012 and
subsequently revised to March 13, 2012

Letter from Jeffrey L. Kleinman, Attorney at Law representing Mr. Allen Woodell dated February 21,
2012

Letter from Gail Curtis, Oregon Department of Transportation dated February 23, 2012

Letter from William C. Cox, Attorney At Law representing Veritas Investment Company LLC dated
February 28, 2012

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 (L.and 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
I1 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



“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. 1t 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.



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.

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 MUENE RCMU Districts.

Table 16.23.010-1: Mixed Use Districts: Permitted Uses
MUC, MUE and MUE-NEC RCMU
P=Permitted; C=Conditional Use; X=Prohibited

MUE—NE
MUC MUE Subdistriet
Use RCMU
Commercial--Retail Uses
Art and craft supply stores, studios P P P
Bakeries P P’ P
Banks, savings and loan associations, loan companies, ATMs P p* P
Barber shops, beauty salons P P P
Bed and breakfast inns P il P
Bicycle sales, supplies, repair service P P* P
Book stores cP &P cP
Camera stores B P’ P
Coffee shops, cafes, sandwich shops and delicatessens P P* P
Drug stores E Pt P
Dry cleaners and tailors P ol P
Florists P P’ P
Hardware and garden supplies P p= P
Home furnishing stores P P P
Gift stores P ol P
Grocery, food, specialty foods, and produce stores P P* P
Hotels B Pt P
Indoor health and recreation facilities, such as racquetball P p* P
court, gymnasiums, health and exercise spas, swimming pools,
and similar uses and associated facilities.
Exercise and tanning studios P P* P
Interior decorating shops, sales and service P P* P
Laundromats P P* B
Music shops, sales and service P P* P
Optometry and optical goods, sales and service P P P
Photo finishing, photography studios P P* P
Rental stores, without outdoor storage P P= P
Restaurants full service P P P
Restaurants--Drive through P C cP
Apparel and secondhand stores P P’ P
Service stations C C C
Shoe sales and repair stores P I P
Sporting goods, sales and service P P P
Stationary stores P P* P
Taverns, bars and cocktail lounges (prohibited 1,500 feet from C C C
school uses)




MUC MUE Subdistriet
Use RCMU
Theaters or assembly halls C C cP
Yogurt and ice cream stores P Pt P
Vehicular service P p* P
Veterinarian services and pet supplies P p P
Video rental stores cP EP 123 4
Retail and service commercial uses similar to those above but P B P
not listed elsewhere in this section upon administrative
determination 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: Mixed use buildings with P X xP
residential and commercial are allowed in addition to single
use residential buildings.)
Senior housing P P P
Home occupation (Section 16.69.020) P P P
Industrial
Manufacturing and production X P XC
Industrial services X P X
Flex-space X P X
Wholesale sales X P X
Institutional
Churches, synagogues, temples or places of worship C C cP
Public park, usable open space C C cp
Public and private schools (includes day care) C ® cp
Commercial Day care centers (adult and child care facilities) P P P
Community service P P P
Civic Uses
Libraries, post offices, community centers, etc. P P P
Other
Construction of new streets and roads, including the extensions P P P
of existing streets and roads, that are included with the adopted
transportation system plan
Wireless communication facilities Per Chapter | Per Chapter | Per Chapter
16.44.020 16.44.020 16.44.020




Use

MUC

MUE

MUE—NE
Subdistri

NOTES:

RCMU

1) Use-permitted-according-to-MUENCrules: Uses in the RCMU district are subject to additional

standards in Section 16.23.010.D.

2) Low density multi-family residential shall be developed in accordance with the standards of the MUR-M1

district.

3) 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

MUR-M3 district.




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-NE RCMU Districts.

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

Standard MUENC
MUC MUE RCMU
Residential Density: '
Low Density (maximum) 24 du/net acre 24 du/net acre NA-24 du/net acre
Low Density (minimum) 15 du/net acre’ 15 du/net acre? NA-15 du/net acre?
Medium Density (maximum) 34 du/net acre NA NA-34 du/net acre
Medium Density (minimum) 25 du/net acre? NA NA-25 du/net a_c_L—ez
High Density (maximum) 50 du/net acre NA NA-50 du/net acre
High Density (minimum) 35 du/net acre? NA NA-35 du/net acre’
Lot Size (minimum) Variable’ Variable® Soets i 03
Variable?
Lot Width (minimum) Variable’ Variable’ Variable
Lot Depth (minimum) Variable’ Variable’ Variable®
Floor Area ratio See16-23-010-D3
Nonresidential FAR (minimum) 0.25:1* 0.25:1* 0.25:14
Nonresidential FAR (maximum) 5:1 2:1 5:1
FAR for mixed use building with
residential uses (minimum) 0:25:1 0.25:1 0.25:1
FAR for mixed use building with
residential uses (maximum) Szl 3:1 5:1
Landscaping (minimum) Variable’ Variable’ Variable®
Building Setbacks (minimum): Variable’ Variable’ Variable®
Building Height (maximum) 65 feet” 65 feet® 65-feet Variable
]
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 height is measured pursuant to Chapter 16.12 Definitions. Standards are flexible and shall be
determined through the master plan process or a design review.
4) Must 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-sub-district: RCMU district.

1. 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 Landing Plan Area (areas designated RCMU
and PMUG6) 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 section.




b. The master plan shall include the entire Eagle Landing Plan Area (areas designated RCMU
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. Ata 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 RCMU district.
4. Phasing Plan. For multi-phased developments where the required mix of uses is proposed to be

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 necessary to support the
project will be constructed, dedicated or reserved.

S. 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 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.
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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 system may
include a range of secondary facilities, including service roads, driveways, drive aisles, and
other similar facilities. The overall intent is to provide a pattern of access and circulation
that provides a clear and logical network of primary streets that have pedestrian
orientation and amenities. A secondary 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.

Pedestrian oriented areas. The master plan shall include pedestrian oriented areas which do

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 gunidelines:

(1) Provision of a ""main street" and/or village center area that is framed by buildings oriented

(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.

. 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.

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

(1) Provide retail, office or similar uses on the ground floor of the parking structure with
windows and activity facing the pedestrian facility; or,
to the pedestrian facility, such as building ar_t};ulation, awﬁl-l__gsl 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.

10
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blank walls are not created.

Parking and loading. Parking and loading shall meet the requirements of Chapter 16.43 and
the landscaping requirements of Chapter 16.42.

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

Gateways. Provide for a gateway 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.

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;

(7) Underground utilities;

(8) Street lights;

(9) Street trees, landscaping; and

(10) Open space, greenways, plazas and parks.

Maintenance Mechanisms: The City may require the formation of a maintenance agreement

adequately addressed:

(1) To improve, operate, and maintain common facilities, including open space, landscaping,

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

improvements developed in the public right of way.

Open Space. Master plans shall contain a minimum of ten (10%) percent useable open space.
Open space shall be integral 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:

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, environmental condition;

b. By leasing or conveying title (including beneficial ownership) to a corporation, home

11
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conveyance must include provisions (e.g., maintenance, property tax payment, etc.)
suitable to the City.

Other Applicable Provisions. With respect to the adjacent properties lving 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 bicvcle 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/7.0532-98-7., 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, 7Z0803-02-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 I1), File No. Z0563-99-SL., dated April 23, 2003.

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.

12
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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 City from unincorporated Clackamas County with 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 City’s Comprehensive Plan
map/zoning map to reflect the conversion from the County designation/zone to a
corresponding City designation/zone, as shown in Table 16.67.070-1 below.

Table 16.67.070-1 Land Designation Conversion Table

Clackamas County Zone [ City of Happy Valley Zone
Urban/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-1 MUR-M1
MR-2 MUR-M2
HDR MUR-M3
RA-2 R-15
FU-10 FU-10
Natural Resources
EFU | EFU*
Commercial
NC MUE-NE
C-2 MCC
C-3 MCC
RCC MCC
RCO MUC
oC CCC
RCHD MUR-M2
OA MUC
PMU6 RCMU
Industrial
1-2 1C
1-3 1C
BP EC
Special Districts
OSM IPU
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Sunnyside Village

VR-4/5 VR-4/5% R-5
VR-5/7 MRS R-5
VCS IPU
VA VAE MUR-M1

[..]

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 (1)(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, 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 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 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.

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 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
Jacility 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, ODOT provides a written statement that the proposed
Junding 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)
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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 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-
Sfriendly 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)

(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
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
) 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
Jor 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 with 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
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the Eagle Landing development. Further recommendations from the applicant’s
representative 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 lefi-through lane, a
dedicated through lane and a dedicated right-turn lane. The proposed lane configurations
would be two dedicated lefi-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 lefi-through lane and a
dedicated right-turn lane. The proposed lane configurations would be a dedicated lefi-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 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 lefi-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 Findings of Fact
(below), but is tempered by the comments and conditions of ODOT (Exhibit 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 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).

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 applicant has proposed to amend the Clackamas Regional Center Area Design Plan, an ancillary
document to the City’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 land 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: Housing (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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Sfuture 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.

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 of public 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
with 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
Jor 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:

“Fans |

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
anmendment 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 identified function, 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 planned function, 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 affected facility, or improvements at other
locations, if the provider of the significantly affected facility 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 standard for 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
Sfurther 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 (1)-(3) of this rule shall be coordinated with affected transportation
Jacility 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 (1)(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 planned facilities,
improvements and services:

(4) Transportation facilities, improvements or services that are funded for 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 and for which a funding plan or mechanism is in place or approved. These include, but are
not limited to, transportation facilities, improvements or services for which: transportation systems
development charge revenues are being collected; a local improvement district or reimbursement
district has been established or will be established prior to development; a development agreement 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 ODOT provides a written statement that
the improvements are reasonably likely to be provided by the end of the planning period.

(E)  Improvements to regional and local roads, streets or other transportation facilities or services
that are included as planned improvements in a regional or local transportation system plan or
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
planned facilities, improvements and services, except where:

(4)  ODOT provides a written statement that the proposed funding 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 Interstates 5, 82, 84, 105, 205 and 405, and

(C)  Interstate interchange area means: .

(1) Property within one-quarter mile of the ramp terminal intersection of an existing or planned
interchange on an Interstate Highway, or

(1) 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)(4) 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
in paragraphs (b)(A)-(C) to determine whether there is a significant effect that requires application of
the remedies in section (2).

(5) The presence of a transportation facility or improvement shall not be a basis for an exception to
allow residential, commercial, institutional or industrial development on rural lands under this division
or OAR 660-004-0022 and 660-004-0028.

(6) In determining whether proposed land uses would affect or be consistent with planned transportation
Jacilities 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;

(@)  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
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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 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; ‘

) 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;

(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-
Jriendly center or neighborhood and provide for on-site bike and pedestrian connectivity and access to
transit as provided for in OAR 660-012-0045(3) and (4). The provision of on-site bike and pedestrian
connectivity and access to transit may be accomplished through application of acknowledged ordinance
provisions which comply with OAR 660-012-0045(3) and (4) or through conditions of approval or
findings adopted with the plan amendment that assure compliance with these rule requirements at the
time of development approval; and

d The purpose of this section is to provide an incentive for the designation and implementation of
pedestrian-friendly, mixed-use centers and neighborhoods by lowering the regulatory barriers to plan
amendments which accomplish this type of development. The actual trip reduction benefits of mixed-use,
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.

(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
Jor commercial use;

), 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:

(@  Any one of the following:

(A)  Anexisting 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)  Anarea 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

) 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 mel.

(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 exempted from 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
Jfrom this rule but the local government has a subsequently acknowledged TSP amendment that
accounted for urbanization of the area.

(10) 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 and frequency required by the development.

26



(a) A proposed amendment qualifies for this section if it:

(4) 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:

(4)  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 rule 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),
and

(k) 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

(iii)  within one-quarter mile of a ramp terminal intersection of an existing or planned interchange if
the mainline facility provider has provided written concurrence with the 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.

(4) 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;

(i) whether the interchange area is in the top ten percent of locations identified by the safety priovrity
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 (4) 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 exceed five 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.

(i) The amendment would provide land for “Other Employment Use” or “Prime Industrial Land”
as those terms are defined in OAR 660-009-0005.

(iii)  The amendment is located outside of the Willamette Valley as defined in ORS 215.010.

(E) The provisions of paragraph (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 and job 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.

(J] 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
Jacilities 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 would fall 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 boundary of a Center, Corridor, Station Comniunity 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 designated for future high-capacity transit in the Regional Transportation Plan
(RTP), 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 board following notice of the proposed
boundary action to the Oregon Department of Transportation and Metro in the manner set forth in
subsection 4 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 subject of the application —
staff notes that an assessment of the boundary expansion is warranted. The very nature of the proposed
RCMU zone encourages mixed-use, pedestrian-friendly and transit supportive development given the
potential densities provided for within the zone. If adopted, the creation of/application of the RCMU
zone to the subject properties will reflect a revision to the City’s Comprehensive Plan and development
code that will allow the mix and intensity of uses specified in section 3.07.60 and supportive 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 of 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 3.08.230A4 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;
and

¢. A parking management program for the Center, Corridor, Station Community or Main Street, or
portion thereof, consistent with section 3.08.410 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 vesidents and
workers to be vibrant and successful. The following average number of residents and workers per acre
is recommended for 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 recommended for 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 designation/zoning district reflects
uses listed in the State of the Centers report and includes institutional and civic uses and permitted uses.
Therefore, these criteria are satisfied 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 recommended for 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

Lial
Staff Response:

The list of uses within the proposed RCMU Comprehensive Plan designation/zoning district reflect
housing types including those listed in ORS 197.303(1) and is in conformance with the City’s last
periodic review housing needs analysis. Therefore, these criteria are satisfied by the subject 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, Corridor, 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 3.07.620.

T

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 requirements of subsection 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 and facilities 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 1) 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 nceds 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 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.

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.

S, 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

L LAND USE POLICIES GENERALLY

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
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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 requires 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 reviewed by the City of Happy Valley before
the subject 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
Jfollowing 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 land 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 ridership;

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 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 commercial uses
that will allow a broad mix of commercial uses within the subject properties, as well as allowing land
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 of public 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 CLACKAMAS REGIONAL CENTER DESIGN TYPE AREA

1.0
o

1.2
1.3

1.4

1.5

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

Provide for high intensity development to accommodate projected regional increases in

housing and employment, including mixed use development;

Provide for and capitalize on high quality transit service;

Allow for a mix of land uses to support public transportation and bicycle and pedestrian
usage;

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

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 designated for 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.

& 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-
]

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.

o Areas with high visibility from a freeway.

d. Areas generally within ¥> 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
Sfeatures, 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
multifamily 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 of public 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 achieved for 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
Sfeatures, 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 82" Avenue and Sunnyside Road
located within the Regional Center boundary shall be as follows:

CONGESTION PERFORMANCE STANDARDS (Level of Service)

Preferred Operating | Acceptable Operating | Exceeds Deficiency
Standard Standard Threshold
id-Day one- C or better E F or worse
hour
Peak two-hour | E first hour F first hour F first hour
E second hour E second hour F second hour

4.2 Congestion Performance Standards for portions of 82" 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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4.3

5.0

CONGESTION PERFORMANCE STANDARDS (Level of Service)

Preferred Operating | Acceptabie Operating | Exceeds Deficiency
Standard Standard Threshold
Mid-Day one- C or better D E orworse
hour
Peak rwo-hour E first hour E first hour F first hour

D second hour

E second 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

FE or worse

Peak -hour

D
0.9 v/c ratio

E
0.95 v/c ratio

F
>(0.95 v/c ratio

Coordinate with Clackamas County to monitor transportation conditions in the 82
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

7.0

8.0

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

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.

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







Five (5) Year Capital Improvement Plan, as if they are already in place when submitting
a master plan at the minimum densities and for 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 82" Avenue and 92™ 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 isa 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
XVI. 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
located 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
Jfor 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-family and senior
living 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 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.

In addition, the RCMU zone enables a compact, high 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 this housing will be available to workers in the Regional Center area.
Finally, the current zoning on the subject site is Office Commercial. Therefore there is no potential 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 11l Procedure (Quasi-Judicial).
A. Type Il 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 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.

[...]
Staff Response:

The property owner (Veritas Investment Company, LLC) is initiating a comprehensive plan map/land
use district map amendment and a text amendment. 1n accordance with Section 16.61.040 Type 111
Procedure (Quasi-Judicial), both of these applications are reviewed through a Type I1I quasi-judicial
procedure. Per this permit process, this criterion is satisfied.

16.61.060 General 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
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 1A, Phase IB and Phase II. Phase 11 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 1A. 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 Il or Type 11l 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 300 ft. 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 (T1S) 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
Sfollowing 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 and from 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 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. Per Conditions of
Approval Nos. 3 and 4, these criteria are satisfied by the subject request.

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

L]

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 secks 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 IV procedure 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 Il 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 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. 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 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 within Exhibit 1 and the Traffic Impact Analysis within
Exhibit 3. Therefore, these criteria are satisfied by the subject request.

C. Criteria 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:

A Finding of Fact addressing 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

54



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. 1t 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 conforns to Oregon Administrative
Rule (OAR) 660-012-0060 (the Transportation Planning Rule — TPR). If a master plan that requires a
Jull 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 Devélopment
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 planned function
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 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
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 proposed funding and timing for the
proposed development mitigation are sufficient to avoid further 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.

III. CONCLUSION:

Staff has determined that the above findings demonstrate that the proposed Development Code
Amendments creating the RCMU Comprehensive Plan Map Designation/Zoning District;
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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-10-11/L.DC-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.

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.

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 1-205/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 1-205/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.

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, 11 or
111 below to satisfy this condition.

I

OR

I1.

OR

[1.

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.

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.

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-1", "A-
[1", 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.

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 Il below to satisfy this condition.

I

OR

II.

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.

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-I1", 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.

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 11
below to satisfy this condition.

L.

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

I1.

Provide the County with funds in the amount equal to the estimated cost of
improvements to construct the improvements as described above in "C-1". 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, 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 Clackamas
County Assessor Map No. 12E-33DD-01302. These funds will be for the purpose
of satisfying OAR 660-012-0060 through the construction of the improvements
described in "C-1", 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.

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
intersection of Sunnyside/Stevens Road. The applicant may choose from Option 1 or 11
below to satisfy this condition.

L

OR

IL

Design and cause to be constructed 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.

Provide the County with funds in the amount equal to the estimated cost of
improvements to construct the improvements as described above in "D-I". 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
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the purpose of satisfying OAR 660-012-0060 through the construction of the
improvements described in "D-1", 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.

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 1 or 11 below to satisfy this
condition.

L.

OR

11.

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.

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-1". 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-1", 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.

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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[Eagle Landing Veritas Investment Company, LLC

A. Background and Summary of Request

Requested Amendments

The applicant, Veritas Investment Company, LL.C, owner of the approximately 17.7 acre subject
site (Township 1 South Range 2 Zast Section 33 DA tax lots 400, 500, 600,700, 800 and Section
34 CB 100), is requesting the City of Happy Valley take the following actions:

Te dmen
« Amend the Development Code as follows:
o Modify Section 16.23.010 (Mixed Use Commercial and Employment Districts) to
replace MUE neighborhood commercial (MUE - NC) sub district 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 snbject site within the CRC boundary and to identify the Eagle
Landing Plan Area.

« Amend the Comprehensive Plan/Zoning Plan Map to change the zoning on the subject
site from Office Commercial (OC) 1o Regional Center Mixed Use (RCMU).

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

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
subjeet 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 also requesting a similar set of
map and text amendments in Clackamas County to create a new Planned Mixed Use (PMUG6)
zone and apply that zone to the portion of the Eagle Landing Plan Area within the Clackamas
County. As wrilten, both the new County zone and the new City zone will require that 2 master
plan be submitted for the entire Eagle Landing Plan Area, which includes both Happy Valley and
unincorporated Clackamas County, This approach will allow the logical development of the site,
while still 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 Use Development Concept Plan (Concept Plan) covers approximately 32 net acres in
Clackamas County and Happy Valley. New Hope Community Church, in partnership with
Veritas 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 in 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 commetrcial uses, and residential

options throughout.
Table 1

Summary of the Eagle Landing Mixed Use Development Concept Plan

Use Clackamas City of Happy Project Total
County Valley

Residential 415 units 450 units 865 units
Senior Living
Condominiums
Office 230,000 sf 500,000 sf 730,000 sf
Retail 200,000 sf 230,000 sf 430,000 sf
Hotel 150 rooms
Athletic Facility
Institufional 4,000 seats 4,000 seats
Church
Convantion/Cornmunily Center

Location

The ecastern 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
cast. The location and vicinity are shown on Figure 2.

The Eagle Landing Plan Area is in a relatively flat area between Mount Scott to the north and
Mount Talbert to the south. Mount Scott Creck flows east-west, south of the site. The City of
Happy Valley is in the hillier area to the eas, the City of Milwaukie is two miles west, and the
City of Portland is one-and-a-half miles north. A portion of the Eagle Landing Plan Area is
within the designated Clackamas Regjonal Center. The area is adjacent to the 1-205 interstate
highway, the green line light rail line, and across I-205 from Clackamas Town Center and the
Clackamas Promenade. The Eagle Landing Plan Area is adjacent to the [-205/SE Sunnyside
Road interchange (exit 14) and approximately one mile north of the 1-205/0R 213 interchange.

Kaiser Permanente is a major regional employer with a 1.1 million-square-foot facility just south
of the site, between Sunnyside Road and SE Sunnybrook Boulevard. The facility employs more
than 2,800 people. New and esteblished residential neighborhoods surround the commercial and
institutional uses adjacent 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
with the New Hope Community Church and a small one-level apastment complex.
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Ownership

The Applicant, Veritas Investment Company, LLC is the sole owner of Township 1 South Range
2 Rast 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
the 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). The site is also subject to the requirements of Chapter 16.36
Eagle Landing Sub-Arca Plan. As discussed below, Chapter 16.36 covers a larger planning arvea
including Phase 1A, Phase 1B and Phase I1. Phase 11 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 IA. 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.

Tabhle 2
Subject Site ~ Happy Valley Tax Lots Praposed to be designated RCMU
Tax Lot Ownarship Gross Current
Acreage Comp Plan / Zaning
’ District
Townshlp 1 South, Range 2 East, Section 33 DA
Lot 400 Veritas Investment Co 3.33 QC/0C
Lot 500 Veritas Investment Co 2.98 oc/oc
Lot 600 Veritas Investment Co 2.97 OCc/0C
Lot 700 Veritas Investment Co 2.74 QC/0C
Lot 800 Veritas Invastment Co 284 ocJ/oC
Township 1 South, Range 2 East, Section 32 CB
, Lot 100 | Veritas investment Co 2.84 0c/oC
‘Total 17.7

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

Background and Context

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. 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
residential and retail phases have been buill. Phase II included significant improvements and
dedication of public facilities, including major roadways, trails, and open space amenilics that
serve the existing uses, bat also those planned uses envisioned in the applicant's Eagle Landing
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Mixed Use Development Concept Plan. The subject site under consideration for a zone change
has an existing 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 Clackumas County, the parcels owned by the Clackamas County Development Agency
and the New Hope Community Church Inc. are primarily zoned high density residential (HDR)
and regional center high density residential (RCHD). The HDR zone is a residential zone with 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 the County Comprehensive Plan. There 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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Eagle Landing Veritas Investment Company, LLC

B. Summary of Proposed Amendments

Text Amendments to the City of Happy Valley Development Code, Section16.23.010
(Mixed Use Commercial and Employment Districts)

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.), perimitted uses (Table 16.23.010-1), and developmenl 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 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 be replaced with the proposed RCMU zone and
standards have becn formalted to fit the existing code structure.,

I(ey elements of the new RCMU zone include:
Allows a wide range of uscs of office, retail and residential uses.

* Requires master plan approval for the entire Eagle 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 portions 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 dwelling unit requirements for the entire master plan
area 1o address Clackamas County’s concern about no net loss of dwelling units. These
dwelling units could be pravided in either Happy Valley or Clackamas County.

» Establishes & minimum 600,000 square feet commercial / office requirements for the
portion of the Eagle L.anding Plan Area 2oned RCMU. This square footage would have
io be provided in Happy Valley in order to help ensure that Happy Valley meets its
employment targets. Minimum residential and non-residential targets will also ensure
that the master plan will achieve Metro’s target of 60 persons per acre for Regiona)
Centers.

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

» Hstablishes design standards for the master plan that ate consistent with those required
for master plans in Clackamas County’s Planned Mixed Use (PMU) zones.

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

Text Amendments to the City of Happy Valley Development Code, Table 16.67.070-1

The legislative conversion of existing Clackamas County comprehensive plan
designations/zoning districts to City comprehensive plan designation/zoning districts is governed
by the provisions of Section 16.67.070, Annexations, and the Land Designation Conversion
Table (Table 16.67.070-1). The Eagle Landing Mixed Use Develapment Concept Plan includes
parcels outside of Happy Valley's existing city limits; when these parcels are annexed to the City
they will be rezoned in accordance with the Table 16.67.070-1. The zoning on the parcels
oulside of Happy Valley is currently high density residential (HDR) and regional center high
density residential (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 be amended to include the
praposed County PMU 6 zone and to show that the eutomatic conversion of PMU 6 zoning is to
the Regional Center Mixed Use zone (RCMU) upon annexation to Happy Valley. Proposed text
amendments to Table 16.67.070-1 are Exhibit B in this application.

Map Amendments to the Clackamas Regional Center Area Design Plan to 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 {o in¢lude the
subject parcels. Specifically, the applicant requests the maps be emended as follows:

«  Map X-CRC-1 —amend the Regional Center boundary 1o include Eagle Landing Mixed Use
Development Concept 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
Landing Plan Area as shown on Figure 5.

* Map X-CRC-3 - amend the Regional Center boundary to include Eagle Landing Mixed Use
Development Concept Plan parcels and extend the Local Street Grid designation onto these
parcels as shown on Figure 6.

The City of Happy Valley and Clackamas County have adopted very similar versions of the
Clackamas County Regional Center Area Design Plan. The applicant has requested that
Clackamas County make a similar series of map amendmenis to its version of the Clackamas
Regional Center Design Plan, so the resulting maps will be consistent between jurisdictions.

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

The Applicant is requesting that the subject site be rezoned from Office Commercial (OC) to
Regional Center Mixed Use (RCMU) as shown in Figure 7.
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[Eagle Landing Veritas Investmant Company, LLC

C. Consistency with City of Happy Valley Development Code

Chapter 16.61 Types of Review Procedures

16.61.040 Type 11l Procedure (Quasi-Judicial).

A. Type Ill decisions apply fo all guasi-fudicial decisions and include, but are not limited 1o:
non-expedited annexations; property owner or developer inifiated comprehensive plan
map/land use disirict map amendments or lext omendments; design review Ii; Class B home
occupation permits; Class C variances; major modifications; master pians; planned unit
developmems; 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 amendnients, the public hearing and land use
decision for these applications accur before the Planning Commission. Expedited
annexations are processed as an ordinance pursuant 1o Chapter eight of the Cify's Charter,
effective January 1, 2001, The final decision shall occur before the City Council. The City
Council shall be 1he only local review authority, and shall decide io approve, approve wirth
conditions or deny expedited armexation regquests. Master plans that are paired with
comprehensive plan map/land use district map amendments over 20 acres in size receive a
recommendaiion from the Planning Commission to the City Council, the City Council shall
be the final review avthorily.

Response: The property owner (Veritas Investment Company, LLC) is initiating a
¢omprehensive plan map/land use district map amendment and a text amendment. In accordance
with Seotion 16.61.040 Type 111 Procedure (Quasi-Judicial), both of these applications are
reviewed through a Type III quasi-judicial procedure.

B. Pre-application Conference. A pre-application conference is required for all Type LI
applications. The requirements and procedures for a pre-application conference are
described in Section 16.61.060.C.

Response: The Applicant initially participated in a pre-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.

C. Application Reguirements.

1. Application forms. Type IH applications shall be made on forms provided by the Plaming
Official or desigree; if a Type Il application is referred to a Type IH hearing, either
voluntarily by the applicant or staff, or upon appeal, no new application is required.

2, Submittal Information. When a Type Ill application is requived, 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
sqlisfles each and all of the relevani criteria and standards in sufficient detail for review and
decision-making. Note: additional information may be required under the specific
application requirements for each approvai, e.g., Chapters 16.62 (Land Use Review), 16.63
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(Land Divisions), 16.66 (Modifications), 16.68 (Cade Interpretations), and 16.69
(Miscellaneaus Permiis);

c. Be accompanied hy the required fee; amd

d. Include one sei of pre-stamped and pre-addressed envelopes for all real property owners
of record who will receive o notice of the application as required in Subsection 16.61.040.D.
The records af the Clackamas County Assessor s Office are the official records for
determining ownership. The applicani 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 nolice 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, eic. and all appeals shall be accompanied by a statement of
uwnership or interest disclosure.

Response: The application contains the required Type 111 application form and includes
information required of this application type, including a completed application form, threc
copies of o 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, the required
fee; a sel of pre-stamped and pre-addressed envelopes for all real property owners of record who
will receive a notice of the application and a completed Siatement of Disclosure.

16.61.060 General Provisions (1)(22). Prior Conditions of Land Use Approvals.

a. Incorparating Priar Conditions of Land Use Actions, Over time, there are instances when uses
or development previously approved with conditions are subject 1o new zoning regulations. This
may result from a change af the confent of zoning regulations or from legislative zone changes
including annexation rezonings. This subseciion addresses siwations where a use or developiment
was appraved with conditions as a part of a iand use or limited land use reyview under zoning
regulations that no longer apply ta the stte. The regulations stated below apply to all prior
conditions of approval unless the conditions af approval or the ordinance adopting the
conditions specifically refer o the situations outlined below and provide for the continuance of
the conditions. In that instance, the conditions of approval will continie to apply.

b, Zone Changes. If a site Is subject 1o condjions 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 anviexation vezoning or
as part of a legislative remapping.

c. Conditional Uses.

i. An Allowed Conditionnl Use. If a use was an approved condifional use under the prior
regulations, and is a conditional use under the new regulations pertaining to the site, any
conditions of upproval shall continue 10 apply.

ii. Use Allowed Outright. If the use is a permitied use, the conditions of approval shall continue
o apply. |

iii. Use No Longer Allowed. If the use was a conditional use without an expiration date and is no
longer ollowed, it becomes a nonconforming use under the new regutations, and shall continue 1o
meel the conditions, as well as the nonconforming use regulations.

Response: In 1998, Clackamas County approved a comprehiensive 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 praject, it adopted
Clackamas County’s conditions of approval as Chapter 16.36 of the Development Code.

Chapter 16.36 covers a larger planning atea including Phase IA, Phase IB and Phase II. Phase I1
was developed under the Mt. Scott Village Planned Unit Development (PUD) appraved by
Clackamas County. The focus of this application is one portion of Phase IA. In parallel with this
quasi-judicial applioation, the City of Happy Valley is initiating a legislative amendment to
delete Chapter 16.36 from the Development Code.

16.61.080 Neighborhood Meetings.

Applicawts filing Type 1! or Type Il applications are encouraged to meet with adjacent
properiy owners and neighborhood representatives prior 1o submitting their application to
the City in order to solicil input and exchange information about the proposed development.
Applicants are encouraged ro hold a neighborhood meeting with u recognized neighborhood
or communily organization. [f no organization exists, then the applicant may hold a meeting
with adjacent properily owners who will receive public notice (a minimum 300 f. radius from

subjeci properiy.)

Response: The Applicant has held a number of meetings with (he community, most receritly 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 patticipated 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, Japuary
27, 2008, November 18, 2007, May 6, 2007, March, 2007, and January 14, 2007,

16.61.090 Trafflc 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) af 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
iraffic impacts; when a Traffic Impact Study must be submitted with a development
application in order to determine whether conditions are needed 1o minintize impacis to and
protect fransportation facilities; what must be in a Traffic Inpact Study; and who is qualified
io prepare the Study.

A. When a Traffic Impact Study is Required The City or other road authority with
Jurisdiction may reguire a Traffic Impaci Study (T1S) 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 authorily states may have
operational or safety concerns along ils facility(ies);

3, An increase in site traffic volume generatlon. Increase in site traffic volume generation
shall be subject 10 the City's Transportation Impact Study Guidelines;
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4. An increase in peak hour volume of u particular movement to and from the State highway
by 20 percent or more;

3. An increase in use of adjacent streels by vehicles exceeding the 20,000 povmd gross
vehicle weights by ten vehicles oi more per day;

6. The location of the access driveway does nol meel minimum sight distance requirements,
or is located where vehicles entering or leaving the property are resiricled, or such vehicles
gueue or hesitate on the State highway, creating a safety hazard; and,

7. A change in infernal traffic paiterns that may cause safety problems, such as back up onto
a sireel or greater poiential 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
awthority is the Oregon Departmeni of Transportation (ODOT), consult ODOT's regionai
development review planner and OAR 734-051-180.

Response: A full Traffic Impact Analysis was prepared by David Bvans and Associates and is
included as Exhibit “C” of this application. For the purposes of analyzing the proposed plan and
zonc amendments, the currently assumed mix and density of land uses described in the Concept
Plan represent a reasonable worst case build-out scenatio 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),

= §2nd 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 nol wotsen 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,
Respounse; No response required,

16.67.015 Initiation of a plan amendmennt.

A. Any change in the text, map or implementing ordinances of adopted Happy Valley iand
use regulations may be initiated by the city, any resident of the city, property owners or
authorized agent, A change in the text inay 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 propetties and/or district boundaries must be initiated by af least seventy-flve
percent (75%) of the property owners or authorized agenis who own or represent at least
sevenfy-five (75%) percent of the land area involved in the pefition of change, which must
correspond to a logically defined neighborhood or block of multiple properiies, or include a
single parcel of such size us to merit consideration as a filure neighborhood if approved as
part of a future subdivision or planned unit development application. The city may, for the
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purposes of revising or updating plans to comply with statewide goals, legal guidelines or
other necessary criferia, initiate a change in the map or text of any plan and this land
develapment title al any time.

Response: As described above, the Applicant requests the text and map amendments as follows:

= Text Amendiments 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 1o 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 Comprehiensive Plarn/Zoning Plan Map to apply the new RCMU
zone to the applicant’s property. '

The Applicent is the property owner of 100% of the properties affected by the amendments

requested in this application.

B. Amendments to the land development code. An amendmient to any chapter or section of
this 1itle 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 ony 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 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.

16.67.030 Quasi-Judicial Amendmerts

A. Applicability of Quasi-Judicial Amendments. Quasi-judicial amendments are those that
involve the application of adopled policy to a specific developmeni application or Code
revision, and not the adoption of new policy (1.e., through legislative decisions). Quasi-
Judicial comprehensive plan map/district map amendments shall follow the Type NI
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 authorily for comprehensive plan map/land
use disivict map amendments paired with Master Plans under 20 acres in size;

2. The Planning Comnmiission shall make a recommendation ta the City Council on an
application for all other comprehensive plan map/land use district plan map amendmenis.
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
io City comprehensive plan designation/zoning districts, per the provisions of Section
16.67.070.
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Response: The property owner 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 I1I quasi-judicial

progedure.

B. Filing requirements.
1, In order to have a complete application for any propased text amendment, the applicant
shall submit:
a. The necessary application forms, and a narrative addressing applicable
comprehensive plon obfeclives and policies, as well as the review criterla within Section
16.40.041.
2. In order iv have a complete application for a proposed comprehensive plan map/zoning
map or specific area map amendment, the applicant shail submit:
a. The necessary application forins, dnd 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 patiern,
neighborhood cireulation plan within a five hundred (500) foot radius of the subject site,
and any natural resource or sieep slopes areas; '
c. A traffic study prepared by a professional, Oregon-licensed traffic engineer. If a
master plan that requires o jull iraffic impact analysis is required for a comprehensive
plan map amendmenifland use district map, a subsequent masier plan may satisfy this
provision, as determined by the Planning Qfficial.

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 as Figure 1. A
traffic study is attached as Exhibit “C” of this application.

C. Criteria for Quasi-Judicial Amendments. A recommendation or a decision lo approve,
approve with condiiions or to deny an appiication for a quasi-judicial amendment shail be

based on ull of the following criteria:
1, Approval of the request is consistent with the Statewide Plarmming Goals;

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

2, Approval of the request is consistent with the applicable Goals and Policies of the City’s
Comprehensive Plan;

Response: Narrative addressing consistency with the City’s Comprehensive Plan is included in
Section D of this application.

3. The property and affecied area is presently provided with adequate public Sacilities,
services and iransportation networks to support the use, ar such facilities, services and
{ransporiation networks are planned ro be provided in the planning period; and
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Response; The subject site is within the Porfland Metro UGB and the Clackamas Regional
Cenler 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-Jevel facilities and utilities. The subject site is served by Clackamas County Fire
District #1, Mt. Scott Waler 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
amendinents, the currently assumed mix and densitly of land uses described in the Concepl Plan
represent a reasonable worst case build-out scenario under the proposed PMUG6 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 he met except for the following intersections:

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

» 82nd Avenue at Monterey Avenue (PM),
At these ifitersections, 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.

4. The change is in the public inierest with regard to neighborhood or communi(y conditions,
or corrects a misiake or inconsistency in the comprehensive plan or {and use district map
regarding the property which Is the subject of the application; and

Response: The proposed changes to the text and map ave in the public interest with regard to
both neighborhood and community conditions. Functionally, the subject site is part of the
pgreater Clackamas Town Center area which serves as a regional hub for retail and employment.
Located adjacent to the 1-205 fieewny, with its regional access and visibility, the subject site is
very well suited {o 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 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 subjcct 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 Regiona] Center (CRC). A wide
range of uses is permitted within the district. The district is intended 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 mnge 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 otderly growth and livabilily.

As illustrated by the Concept Plan (Figure 1), the intent of the requested text and map
amendments is to allow residential, office, retai], relipious, 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 mare 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 tiansportation investments already in the area.

3. When an application includes a proposed comprehensive plan map amendment/iand use
district map amendment, the proposal shall be reviewed to determine whether it conforms to
Oregon Adminisirative Rule (OAR) 660-012-0000 (the Transportation Plaruing Rule —
TPR). If a master plan that requires a fidl traffic hnpact analysis is required for a
comprehensive plan map amendment/land use district map, a subsequent master plan may
satigfy this provision, as determined by the Planning Official.

Response: A full Traffic Impact Analysis was prepared by Dayid 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 foi Effect on Transportation Fucilities. When a development
application includes a proposed comprehensive plan amendment or land use district change,
the proposal shail be reviewed ta determine whether it significantly qffects a transportation
Jacility, in accordance with Oregon Adminisirative Rule (OAR) 660-012-0060 (the
Transportation Planning Rule — TPR) and the Traffic Impact Study provisions af Section
16.61.090. “Significant’ means the proposal would:

1. Change the fimctional classification of an existing or planned transportation facility
(exclusive of correction of map errors). This would occur, for example, when a proposal
causes fulure 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 System Plan (“TSP”); or

2, Change the standards implementing a functional classification system; or
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3. As measured at the end of the planning period identified in the TSP, allow types or levels
af land use that would resuit in levels of fravel or access that are inconsislent with the
functional classification of an existing or planned transportation fucility; 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 acceplable performance standard identified in the TSP; or

5. Worsen the performance of an exisiing or planned fransportation facility thai is otherwise
prajected 1o perform below the minimum acceptable performence standard identified in the
TSP

B. Amendments That Affect Transporiation Facilities. Except as provided in Subsection C,
amendments to the comprehensive plan and land use regulations which significantly affect u
transportation facility shall asswve that allowed land uses are consistent with the funcifon,
capacity, and level of service of the facility {identified in the TSP]. This shall be
accomplished by ane qf the following:

1. Adopling measures thal denonstrate that allowed lond uses are copsistent with the
planned fiinetion of the transportation facility; or

2. Amending the TSP ta provide transportation facilities, impirovements, or setvices adequate
to support the proposed land uses; such amendments shall include u fimding plan to ensure
the facllity, improvement, or service will be provided by the end of the planning period; or,
3. Altering land use designations, densities, or design requirements io redice demand for
amtomobile travel and meel travel needs through other mades of iransporiation; or

4. Amending the planned funciion, capacity or performance standards of the transportation
Jacllity; or

3. Providing other measures as a condition of development or through a development
agreement or similar funding method, specifyfng when such measures will be provided.

C. Exceptians. Amendments to the Comprehensive Plan or land use regidations 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 properiy localed in an interchange area, as defined
undeyr applicable law,

2. The currently planned facilities, inprovements or services are naf adequaie to achieve the
standard;

3. Development resulting from the amendment will, at a minimum, mitigates the impacis of
the amendment in a manner thal avoids further degradation to the performance of the facilily
by the time of the development; and

4. The road authorily provides a writien statement thar the proposed funding and timing for
the proposed development mitigation are syfficient to avoid further degradation lo the

Jacility.

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 Valiey through formulation of
growth managemenl 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 facilitics 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 Counly (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 utilitics and services mentioned above, transportation facilities arc also adequate to
support the proposed change to RCMU. A Traffic Impact Analysis was prepared by David
Bvans and Associates and is included as Exhibit “A” of this application. For the purposes of
analyzing the proposed plan and zone amendments, the cutrently 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:

*  §2nd Avenuc 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.
Beécause conditions do not warsen over the Background, the requirements of the Transportation
Planning Rule are met and the proposed development would have no impacts at these locations.

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

Response; The subjeot 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 eurrent 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, “the synergy of different uses working together can increase the investment value and
market valuc 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 arc a source of additional demand for the residential space.) Similarly, the uses sorve
as amenities for each other in a broader sense (i.e. uses can share parking and infrastructure, or
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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 residenis will have a
range of options to combine live, work and play on-site.

In addition, the proposed zone ncw 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 1) shows how
proposed RCMU zoning could be implemented on the subject site.

Housing Policies

Policy 45: The City shall encourage the availability of adequate numbers of needed housing
mifs af price ranges and ren! levels that are cominensurafe with the financial capabilities of
Oregon households and allow for flexibility of housing lacation, type and densiiy.

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 casily accessed by the existing
ransportation system and transit.

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

Response: High density residential and senior housing are both allowed uses under the proposed
RCMU district. The proposed redesignation of the parce]s that are subject to this application
from OC to RCMU will enable a mixed usc development on the site, including higher density
residential development than what would be allowed today, if annexed.

Poligy 48: The Land Development Code will be revised to comply with the Comprehensive
Plan 1o allow for changes over time as the Cily goals and policles change

Response: The Applicant is requesting changes 1o 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 multj-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 usc nceds and market
conditions.
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Specifically, this proposal includes modifications to Section 16.23.010 (Commercial and
Employment Distriots) 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 Chapler 16.23 are included
in BExhibit A in this application. 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 be replaced with the proposed RCMU zone and
standards have been formaited to fit the existing code structure.

Land Use Element Policies

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

Response: The Applicant is applying concurrently te 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 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, housing, and
transportation performance in both jurisdictions.

Policy 50: Ta locate land yses so as to take advantage of existing systems and physical
Jeatures, to minimize development cost and to achieve compalibility and to avoid conflicts
between adjoining uses.

Response: The Applicant has a conceptual plan for the Eagle Landing Plan Area thal 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 fulure 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.

Palicy 51E: Residential {and uses will be organized to form complete neighborhoeds.
Complete neighborhoods include a variely of housing types, park and open space, u
definable center (e.g. a park or school) and edge (e.g. Iransportation or open space
corridor), a mix of uses, and a well-connecled nehwork of streets and pedesirian ways. The
degree 1o which each of these characteristics is provided will vary with the location and
conlext of the neighborhood.

Response: While not stricily a residential land use designation, the proposed RCMU zane 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.
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Commerclal and Employment Element Policies

Palicy 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 Cily supporis the development of commercial and employment uses in the
Rock Creek Employment Area and in other areas, subfect o design standards.

Response: The Applicant is seeking the requested emendments 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 arca by enabling the Applicant to implement the Bagle Landing
Mixed Use Development Concept Plan, covering approximately 32 acres in Clackamas County
and Happy Valley.

Policy 54C: Happy Valley shall ensure that all commercial and office centers are accessible
by transit, bicyclist and pedesirians, generally as shovn within the City’s cuerent
Transportation System Plan.

Response: The Eagle Landing Plan Area is uniquely suited for development at urban intensities
due to its location near existing employment aveas, its access to transit (bus and light rail), and
the existence of a transportation sysiem already improved with sidewalks and bike lanes. SE
Stephens Road and SE Montcrey 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
mastet plan approval, but the Concept Plan illusirates how the roadway system might function,
In addition, the applicant is requesting an amendment ta 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 I, Land Use Policies

Map X-CRC-2 illusirates 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 Cenler Design Plem area in areas
designoied Commercial, High Density Residential and Regional Center High Density
Residential. A mix of uses will be required to be masier planned in Pignned Mixed Use
designated areas.
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Response: The proposal will accommodate residential, office, retail, veligious, and
entertainment uses as envisioned in the Concept Plan. The RCMU designation requires that a
concepiual master plan for the Eagle Landing Plan Area be prepared. The entire subject site is
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 developed. '

b. Section 1I, 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 infensity development to accanunodate prajected regional increases in

housing and employment, including mixed use development.

1.2 Provide for and capilalize on high quality transit service.

1.3 Allow for a mix of land uses 1o suppori public transporiation and bicycle and pedestrian
usage.

1.4 Provide for the open space und recreation needs of residents and employees of the area.
1.5 Support a multimoedal street vehvork,

Respanse: As illustrated by the Concept Plan, the requested plan amendment will allow for a
high intensity mix of residential, employment, and public uses prajecting 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 arca 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 Centet
and Gateway, and the South Cotridor Project includes plans for light rail from Milwaukie, south
of the subject site, to Poriland. 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 & tide facility shawn on Map
X-CRC-6 at Monterey Avenue has already been consiructed on the other side (west side) of I-
205,

By enabling compact development, the proposed amendments support the recreational nceds of
residents and employees as well as the multimodal street network. The Concepl Plan includes a
pedesirian mall. The roadway neiwork 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 stormwaler and public facilities 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 develapment of key opportuniiy sites in areas
designed on Metro's 2040 Growth Concept map, Generally, becavse 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, botk 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
Iransportation.
b. Protect key natural features.
¢. Provide for essential public facilities and services, incliding parks and public spaces.
d. Are accessible by all modes of Iransportation,

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 atea and roughly half of
this on the subject site. The plan includes residential, office, retail, religious, and eniertainment
uses in a single district.

The RCMU zoning allows a range of housing types including high-rise condominium housing
and senijor living units for purchase and lease. The Conoept 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 acte for the Eagle
Landing Plan Area.
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Table 3

Current Happy Vallay Approval for Subject Site vs, Concept Plan Uses

Use Gurrent Concept Plan
Approval

Residential 0 450 units
Senior Living
Condominiums
Office 600,000 500,000 sf
Retail 160,000 230,000 sf
Hote!
Athletic Faciiity

2.2 Establish through zoning required and ailowed land uses, transporiation imprevements

and design standards that encourage and support pedesirian-oriented streets, buildings and
public places. Apply specific requiremenis 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 Regianal 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
utban 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
priar to development.” As written, the RCMU district is intended to implement the planned
mixed usc 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 disirict within the Regional Center as shown on Map X-CRC-1.

Response: The subject site is within the existing Clackamas Regional Center Design Plan
Boundary and partially within the current Regional Center Boundaty, 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 paolicies of the
Clackarmas Regional Center Area Design Plan.

6.0 Amendments 1o the Clackamas Regional Center Boundary

The Clackamas Regional Cenler 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 mel:

6.1 The property is contiguaus to the Clackamas Regional Center boundary.

Response: The sibject site is within the existing Clackamas Regional Center Design Plan
Boundary and contiguous to the current Regional Center Boundary.
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6.2 The area is, or is planned to be, a focus of compact, high density development with a mix
of uses.

Response: The proposed map amendments enable a compact, high densily 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 appxoximately]57 persons per acre. As shown in Table 3, there is a mix of
uses at urban densities.

6.3 The area has, or is planned ta have, high quality (ransit service, and a multi-modal street
nefwork,

Response: The County Comprehensive Plan outlining 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, Scction 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 1o demonstrate that the roadways provide
adequatce pedesirian 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 1o have; a dengsity of 60 persons per acre on lands developed
or planned 1o 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 Valley. County staff provided the formula for
calculating persons per ucre in the Clackamas Regional Center planning arca. The ratios are
listed by general land use category:

Residential: 2.5 persons per unit
Office: 1 person per 350 square feet of building area
Retail: 1 person per 500 square feet of building arca

For simplicity in this calculation, the Applicant is not taking deductions for open spaces/plazas,
etc., because they are not required 1o demonstrate that the Concept Plan can achieve the
minimum density of 60 persons per acre.
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The following table lists the proposed uses by general land use category along with units and

square footage.

Tabled
Eagle Landing Mixed Use Development Concept Plan Uses and Densities
{Subject Site, Happy Valley)

Use Happy Valley Ratlo Total Parsons

“Residential 450 units 2.5 per unit 1,125
Senior Living

Condominiums

Office 500,000 sf 1:350 sf 1428
Retall 230,000 sf 1;500 sf 460
Hatel
_Athletic Faoility

Total 3,014

Given the subject sile size of approximately 17.7 acres, the 3,014 Happy Valley residents and
employees envisioned by the Concept Plan create a density of about 170 persons per acre. This
exceeds the minimum requirement of 60 persons per acre.

Section X, Roads and Streeis Sysfem Policies

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

Congestion Performance Standards (Level of Service)

Preferred Operating Acceptable Operating | Exceeds Deficiency
Standard Standard Threshold

Mid-day ane-hour C or belter E F or worse

Peak two-hour E first hour F fivst hour F first hour
E second howr E second howr F second hour

Response: The Applicant is requesting a boundary change to include the entire subject site
within the Clackamas Regional Center. A full Traffic Iinpact Analysis prepared by David Evans
and Associates addressing compliance with the County’s Congestion Performance Standards, is

included as Exhibit *C™ of this application.

6.0 Provide for roadway and infrasiructure improvements syfficient to suppori mininim

planned development intensity and density.

7.0 The Clackamas Reglanal Cenler Pian includes transportation and infrasiructure
planning that identifies certain needed roadway and infrastructure improvements necessary
to support fulure development in the Clackamas Regional Certter,
8.0 These hmprovements, in confunction with frontage improvements normally and legally
exacfed concurrent with development, are syfficient to support the minimum planned
development intensity and density within the Regional Center. Developers in the Regional
Cenler are entitled to rely on the improvements thaf are listed as funded in the (5} Five Year
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Capital Improvement Plan, as if they are already in place when submitting a master plan a
the minimum densities and for approval of each phase of a multi-phase development project.
9.0 Amendments to the City 's Comprehensive Plan/Zoning Map far any properties lacated
within city {imits within the Clackamas Regional Center shall not be authorized unless it is
demonsirated thal the improvements described in Policy 7.1 ond 7.2 will remain adeguate to
support planned development intensity and density for the Clackamas Regional Center.

Response: The relevant projects listed in the Clackamas County CIP (including the Monterey
Avenue improvements between 82™ Avenue and 92™ Avenue and the Sunnyside Road
improvements) have all been completed. For the purposes of analyzing the proposed plan and
zonc 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 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 mel 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 canditions 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 Authotity is
the water provider and Clackamas County Service District #1 is the sewer provider. The Eagle
Landing Mixed Use Development Site Plan (Exhibit E) shows existing utilities.

Section XVI Housing Policies

1.0 Provide for a range and variely of housing types (size and densiry) and vartety of
ownership and rental opportunities, in a range of prices.

Response: The RCMU district allows for a range of housing types, including high-rise single-
family and senior living 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 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.

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

Response: The proposed map amendments cneble 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, retail, and institutional uses. Much of this housing will be available to workers
in the Regional Center arca.

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

E. Compliance with Regional Plans

Under the Metro Charter and state Jaw, citics and counties within Metro's boundaries are
required to be consistent with Metra's adopted Urban Growth Management Functional Plans and
the Regional Framework Plan. This document demonstrates that the proposed Eagle Landing
Mixed Use Development Concept is in confurmance with Metro Plans.

2040 Growth Concept
Mefro adopted the 2040 Growth Concept in 1995, 1t is a concepi of land-use and
transportation policies that allows Metro and the metropolitan area cities and counties 10
manage growth. The Grawth Concept stales the preferred form of regional growth and
development. to contain growth within a carefilly managed Urban Growth Boundary. The
Growth Concept is an integraled set of objectives, which guide all implementing policies in
the Charfer-required Regional Framework Plan. The 2040 Growth Concept Identifies ten
urban design {ypes as the "building blocks" of the regional strategy for managing growth:

1. Central City-downtown Portlund

2. Main Streets-traditional commercial identity linked to the immediate neighborhood
3. Reglonal Cemters-centers of commerce and local government services seirving a
market area of hundreds of thousands of peaple, with compact emplgyment and housing
developmeni served by high-qualily transit-Clackamas Town Center is one of eight
Regional Ceniers.

4. Town Centers-provide localized services to tens of thousands of people within a two-
10 three-mnile radius, well served by transit

3. Station Communities-development centered around a light-rail or high-capaciiy-
Jransii station

6. Neighborhoods-inner neighborhoods are slightly more compact and outer
neighborhoods have slightly 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 and freight terminals-hubs for regioial commerce, and for truck,
marine, air and rail cargo with access cenlered on rall, the regional freeway system and
key roadway conrections

City of Happy Valley Land Use Application — November 17, 2011 33
98




Eagle Landing Veritas Investment Company, LLG

9. Rural reserves/open spaces-Rural reserves are lands oulside the UGB that provide a
visual and physical separalion behween urban areas and farm and forest lands. Open
spaces include parks, stream and trail corridors, weilands and floodplains

10. Neighboring cities/green corridors—communities that have a significant number of
residents who work or shop in the metropoliton area

Response; Meiro identifies Clackamas Town Center as a regional center in the 2040 Growth
Concept, The proposed amendments to the Happy Valley Development Code, Clackamas
Regional Center Design Plan and Happy Valley Comprehensive Plan/Zoning Map are consistent
with Metro’s regional strategy for managing growth. The proposed amendments are conisistent
with, and indeed support to a greater degree existing local requirements. Metro's goal of
compact employment and housing development served by transit is also addresscd by 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 envisions 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 feel of office, 865 units of residential, and
instilutional uses. The area is well served by existing transit and light rail service. The South
Corridor Project includes plans for light rail from Milwaukie, south of the subject site, to
Portland,

Regional Framework Plan
Metro originally adopted The Regional Framework Plan in 1997 and amended it in 2005.
The QOregon Land Conservation and Development Commission acknowledged the Regional
Framework Plan and its implementing ordinances on December 8, 2000. The plan unites all
of Metro's adopted land-use planning policies and requirements. While the Urban Growth
Management Functional Plan sets out requivements for cities and counties, the Regional
Framework Plan directs Metro's efforts 1o manage the impacis of growth through an
integrated sei of planning policies. The Plan establishes "Fundamentals,” eight values that
synthasize the 2040 Growth Concept and regional policies. The Regional Fyamework Plan
builds upon the Fundamentals to establish policies on land use, transporlation, parks and
greenspaces, water and dir 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 Growih
Boundary).

Response: Because the Urban Growth Management Functional Plan implements the Regional
Framework Plan policies, the consistency of the proposed amendinents with the Regional
Framework Plan is addressed below, in the responses regarding its consistency with the Urban
Growth Management Functional 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. Cade sections are not addressed specifically unless they directly pertain to the proposal.
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Title 1 (Metro Code Sections 3,07.110 - 3.07.170)
Reguirements for Housing and Employment Accammodation - This section of the Functional
Plan facilitates efficient use of land within the Urban Growith Boundary (UGB). Each city
and county has delermined its capacity for providing housing and employrient which serves
as their baseline and if a cify or county chooses la reduce capacity in one location, it must
lransfer thai capacity to another location.

3.07.170 Design Type Density Recommendations

A. For the area of each of the 2040 Growth Concep! design types, the following average
derisities for housing and employment are recommended to citles and counties:
Reglonal Centiers - 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 Concept Plan create a density of
about 170 persons per acre. This exceeds the minimum requirement of 60 persons per acre.

Title 2 (Metro Code Sections 3.07.210 - 3.07,220)

Regional Parking Policy - The Metro 2040 Growth Coneept calls for more compact
develapment to encourage more efficient use of land, promote non-auio trips and protect air
guality. In addition, the federally mandated air quality plan adopted by ihe state relies on the
2040 Growth Concept fully achieving its transporiation objectives. This title estabiishes
regionwide parking policies thai set the minimum number of parking spaces that can be
required by local governments for certain types of new development. It does not affect
existing development, Parking maximums are also specified. By rot creating an over supply
of parking, vrban land can be used most efficiently.

Response: The proposed map amendments enable a conpact, high density development with a
mix of uses. As shown in Figure 1, the Concept Plan includes structured parking, As will be
required for conceptual master plans submitted under the RCMU district, the Corncept Plan
includes pedestrian pathways to ensure walkability within the subject site and connections to
adjacent development and multi-modal facilitics. The plan envisions compact development of
vertically and horizontally mixed retail, residential, office, and institutional uses with a density 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 arc identified as "lower risk" or "lowest risk" for earthquake, "likely not in a flood
zone," and "moderate risk" or "lowest" 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 identified on or near the subject site.
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Title 4 (Metro Code Sections 3.-07,410 - 3,07.440)
Indystrial and Other Employment Aveas - Title 4 places restrictions of certaln uses in three
designations on the 2040 Growth Concepl Map: Regionally Significant Indusirial Areas,
Industrial Areas, and Employment Areas.

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

not apply.

Title 5 (Metro Codoe Sections 3.07.510-3.07.540)
Neighbor Cities and Rural Reserves

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

Title 6 (Metro Code Scctions 3.07.610 - 3,07.650)

Central City, Regloral Centers, Town Centers and Station Communities - The intention of
Title 6 is 1o enhance the Centers designated on 2040 Growth Concept Map by encouraging
developiient in these Centers. Metro will work with cities 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 tu
encourage development and a program o adopt the incentives. Citles and counties are
encouraged to site govermment offices in Centers and are reguired ta report on the progress
made in their Centers to Metr'o every hwo years.

Response: The Eagle Landing Plan Area is partially within the Clackamas Regional Center, and
the Applicant proposes to amend the Happy Valley comprehensive plans and zoning ordinance
to include the entire site within the Clackamas Regional Center in order to develop the subject
site as one integrated, master planned, high-density, transit-oriented, mixed use development.
The proposal will implement Title 6.

Title 7 (Metro Code Sections 3,07.710-3.07.760)
Affordable Housing - This section of the fimctional plan will ensure that il cities and
counties in the reglon are providing apportunities for affordable housing for households of
all income levels. The intent of Title 7 is to provide a chaice of housing types, reduce barriers
to sufficient and affordable housing for all incame levels in the region, create housing
opporiunities commensurate with the wage rates of jobs 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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Title 8 (Metro Code Sections 3.07.810-3.07.890)
Compliance Procedures

Response; This title establishes compliance procedutes 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 Metio's assessment of progress towards implementation, and does
nol apply to this application.

Title 11 {(Metro Code Sections 3.07.1105 - 3.07.114D)

Planning for New Urban Areas - The purpose of this litle is 1o guide planning of areas
brought info the UGB for conversion from iural to urban use.

Response: The entire subject site is within the urban growth boundary (UGB). Therefore, this
title does not apply.

Title 12 (Metro Code Sections 3.07,1210 - 3.07.1240)
Protection of Residential Neighborhoods - The purpose of this title is to protect the region's
existing residential neighborhoods from air and warer pollution, noise and crime, and to
provide adequate levels of public services,

Response: The Eagle Landing Plan Area 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, and
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. Jmplementation of
the Concept Plan would provide amenities such 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 Scctions 3.07.130 - 3.07.1370)

Nature in Neighborhoods - The purpose of this title is 10 conserve, protec! and resiore o
continuous ecologically viable sireamside corridar system that is integrated with ypland

wildlife habitat and the surrounding urban landscape.

Response: The subject site is not near a stream, Areas within the subject site and the Eagle
Landing Plan Arca that are not developed would provide parks and open space, including natural
stormwater storage and treatment.

F. Statewide Planning Goals and Transportation Planning Rule

The foundation 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 topies. The Oregon Land Conservation
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and Development Commission has acknowledged the Clackamas County Comprehensive Plan
and the City of Happy Valley Comprehensive Plan as consistent with the Stalewide Planning
Goals. This document demonstrates the Eagle Landing Mixed Use Development Concept's
consistency with the Statewide Planning Goals.

Goal 1 Citizen Involvement
Goal 1 calls for "the opporiunity for citizens lo be involved in all phases of the planning
process.” It vequires each cily cnd county (o have a citizen involvement program containing
six components specified in the goal. Ii also requires local governments fo have a committee
Jor citizen involvement (CCI) 1o monitor and encosrage 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
pracedures, which include public invalvement components that satisfy 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 ave 1o be made in accordance with a comprehensive plan, and fhat
sultable “implementation ordimances” to put the plan's policies into effect must be adopted. It
reguires 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 gaal cannot or should not be
applied to a particulor area or situation,

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
Centeir (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 consisient 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 requitre an exception to any Statewide Planning Goal.

Goal 3 Agricultural Lands

Response: The subject site is not on land designated as agricultural by the City of Happy Valley.
Therefore, this goal does not apply.

Goal 4 Forest Lands

Response: The subject site is not on land designated as forest by the City of [appy Valley,
Therefore, this goal does not apply.
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Goal 5 Open Spaces, Scenic and Historic Areas and Natural Resources
Goal 3 covers mare than a dozen natural and cultural resources such as wildlife habltats and
wetlands. It establishes a process for each resource to be inventoried and evaluated, If o
resoimce or site is found to be significant, & local government has three policy choices:
preserve the resource, allow proposed uses that conflict with it, or sirike some sort of a
balance benween the resource and the uses that would conflict with if.

Response: The City of Happy Valley has not identified Goal 5 resources on the subject site.

Goal 6 Alr, Water and Land Resources Quality

This goal requires local comprehensive plans and implementing measures to be consistent
with state and federal reguiations on matters such as groundwater pollution.

Response: This goal applies primarily to local governments. Any potential environmental
quality impacts associated with developing the subject site will be considered at the 1ime of
master plan approval and/or development review. For now, the Concept Plan illustrates
pedestrian-oriented elements to reduce driving and air pollution in the district and open space to
help with natural stormwater storage and filtration.

Goal 7 Areas Subject To Natural Disasters and Hazards
Goal 7 deals with development in places subject to natural hazards such us floods or
landslides. It requires thet jurisdictions apply "appropriate safeguards” (floodplain zoning,
Jor example) when planning for development there.

Respouse: According to the Clackamas County mapping system (CMap), all parcels on the
subject site (both in Clackamas County and the City of Happy Valley) are listed as "lower risk"
or "lowest risk" for earthquake, "likely not in a flood zdne, " and "moderate risk" or “lowest” risk
for wildfire. There are no slopes over five percent on the subject site.

Goal 8 Recreation Needs
This goal calis for each comrmumity to evaluate its areas and Jacilities for recreation and
develop plans to deal with the projected demand for them. It also seis forth detailed
standards for expedited siting of destination resorts.

Response: The Concept Plan that is enabled by adopting the RCMU land use designation
includes public recreational facilities such as trails, patks, plazas, meeting spaces, and &
convention/community center that would serve the area. The Concept Plan is not a proposed
destination resort.

Goal 9 Economy Of The State
Goal 9 calls for diversification and improvement of the econamy. It asks cammunities fo
inventory commercial and industrial lands, project futwre needs for such lands, and plan and
zone enotigh land to meet those needs,

Response: The purpose of the proposed map amendments is to enable a compact, high density
development with a mix of uges. Johnson Reid, LL.C prepared an Analysis of Employment and
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Impacts of Mixed- Uses af the Eagle Landing Development (Exhibit D). The analysis found that
*Duc 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. The report also found that “...a mixed-use development may also achieve build-out
sooner than disparate single uses, which would bring employment to the site more quickly.” The
development of the Concept Plan is expected to provide 7,500 construction and at least 3,000
permanent jobs. The number of permanent jobs could be as much as 30% higher given ncw
higher density formats for retail and office uses that are expected 1o locate within Eagle Landing.

The Johnson Reid analysis aiso found that:
A mixed-use development huas the potential o achieve greater density, more built form, at a
higher properiy value relaiive to iraditional 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 1o
correlate with higher-wage office employment, higher-end rejail, and higher qualily of
residential development.

The transformational goal of the Eagle Landing project is to create an emerging lifestyle that
offers a creative and entreprencurial atmosphere where business can thrive and innovation 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
location of the subject site and Eagle Landing Plan Area ate unique in the region. There are no
other developable/redevelapable areas of more than 30 acres in such close proximily to an
interstate highway, light rail, bus network, major retail center (Clackamas Town Center and
Promenade), and major employer (Kaiser Sunnyside Medical Center).

Goal 10 Housing

This goal specifies that each city must plan for and acconmnadate needed housing types, such
as miltifamily and manufactured housing. I requires each city to inventory its buildable
residential lands, project future needs for such lands, and plan and zone enough buildable
land 1o meet those needs. It also prohibits local plans from discriminating against needed

housing fypes.

Response: The City of Happy Valley has an acknowledged Comprehensive Plan containing
housing policies consistent with Goal 10. This proposel demonstrates compliance 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 Clackamas Regional Center. As envisioned
by the Congcept Plan, the Eagle Landing Plan Area would provide 865 units.
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Goal 11 Public Facilities and Services
Goal 11 calls for efficient planning of public services such as sewers, water, faw
enforcement, and fire protection. The goal's central concept is that public services should to
be planned in accordance with a communiiy'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 Regional
Center Area Design Plan boundery, and a portion of the subject site 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. When the Applicant
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 1o provide “a sqfe, convenient and economic transportation system.” If asks
Jor communities to address the needs of the "transportation disadvantaged.”

Response; A Traffic Impact Analysis was prepared by David Evans and Associates and 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 cutrently assumed mix and density of land uses
described in the Concept Plan represent a reasonable worst case build-out scenario under the
proposed PMUS zoning. The Traffic Impact Analysis concludes that in all scenarios and time
periods, intersection aperations 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 thesc intersections, additional traffic added by the proposed development would result in no
measurable change in either V/C ratio or delay when caompared 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.

In addition, the area is well served by existing transit, with eight bus lines currently serving 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 Clackatnas Town
Center and Gateway. The South Corridor Project includes plans for light rail from Milwaukie,
south of the subject site, to Portland. Details on existing transit services are contained in the
Traffic Impact Analysis, Seetion 3.2 Transit Facilities

Goal 13 Energy
Goal 13 declares that "land and uses developed on the land shall be managed and conirolled
so as to maximize the conservation of all forms of energy based upon sound economic
principles."”
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Response: The purpose of the proposed map amendments is 1o enable a compact, high density
development with a mix of uses as illustrated by the Concept Plan, The location of the subject
site and the design of the Concept facilitate energy conservation in terms of transportation. 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 site to the
surrounding dren and the transit system.

Goal 14 Urbanization
This goal requires cities to estimate fiture growth and needs for land and then plan and zore
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.” It specifies
seven factors that must be considered in drawing up a UGB. It also lists four criteria to be
applied when undeveloped Iemd within @ UGB is to be converted to urban uses.

Response: The subject site is within the Portland metropolitan arca UGB. The purpose of the
proposcd map amenidments is to enable a compact, high density development with 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.

GGoal 15 Willamette Greenway

Response: The subject site is not in the vicinity of the Willamette River; therefore Qoal 15 does
not apply.

Goals16-19
Goai 19 Estuarine Resources, Gaal 17 Coastal Shorelands, Goal 18 Beaches and Dunes,
Goal 19 Ocean Resources

Response: The subject site is not in the near the ocenn or in a coastsl area. Therefore, Goals 16
through 19 do not apply.

City of Happy Valley Land Use Applicafion —November 17, 2011 42

107




Propaosed Droft Navember 15, 2001

Clinpter 16.23 Commercinl and Employment Districts

1623.010  Mixed Use Commercial and Employment Districts

A. Purpose
l,urp?«z!xed use commercial (MUC). Mixed use commercial will provide for convenienee commercial needs
of residentlal neighborhoods and office workers in locations adjacent 1o and mixed in with residential
and office arcas. The location of services and offices near residentid] units and major transportalion
nelworks should promote use of allemative modes of transpertation such as bus ridesship, bicycle and
pedestrian activity. Retail uses should be primarily located on the ground flaor to encourage an
interesting and active streetseape. Buildings should be oriented towards the strest or geressway with
clearly marked entrances, Blank frontage walls at streel level are discouraged. Development boundaries
and patterns are not defined by type of usé (i.e,, refail and office); instead the district allows a varisty of
permitied uses to oceur throughowt the commercial district. The commercial uses are mean to provids a
coneentration of commercial and office uses 1o create an actlve arca,
2. Mixed use employment {(MUE). The mixed use employment district will provide for dovelopment of
nffice, employment and medium density residential uses, The MUE neighborhood commercial suk:
district provides for neighborhood seale relail needs.

i~ o oaEd B k> ~

!}g(mnctr ix [!;M L!] _'_l'_h_t_:'eg ionl tnter il: districl ﬂljpr_gxi: u[h an
development withln the boundaries of fhe Clackamas Reglonsl Ceuter. A wide range of uses js
permitted within the district, The distvicd is intended to ereate a guantiliable sustainable mixed
use grea with high employment and housing densities, structured parking, and significant
amenities [n an urban design tha s accessible by 4 range of fransportation modes. To ensure that
the mix of nses and urban form pre congistent with the objectives of the district, master plan
approval js required prior fo development. The RCMU District implements the planned mixed
use policies sfthe Clackamas Regional Center Area Desien Plan.

B. Pesmitted Uses
Table 16.23.910-1 identifies the land uses that are allowed in the MUC, MUE end MUE-NG RCMU Districts

Table 16.23.010-1: Mixed Use Districts: Permitted Uses

MUC, MUE and MUE-NGC RCMU
P=Rermilted; C~Conditional Use; X=Frohibited

MUE—-NE
Muc MUE Hubdistriet
lse mMu'
Commercial--Retail Uses
Art and crafi supply stores, sludios P P P
Bakeries P P p
Banks, saviogs and loan assoviaticns, loan companics, ATMs P [ p
Barber shops, beauty salons P P &

LExhibil A, Papge 1
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HtE—e
MUC MUE Subdiotrict
Use ReMU!
Bed and breakfast inns 3 p* P
Bicyele sales, supplies, repair service 3 b P
Book slores C C cp
Camera stores r g P
CafYec shops, cafes, sandwick shops and delicatessens P i P
Drug stores P p P
Dry cleaners and tailoss I P P
Florists P P P
Hardware and parden supplics B [ P
Home furnishing stores P P P
Gifl stores P p P
Grocery, food, specially foods, and produce slores P Pt P
Halels P r P
Indoor health and recreation facilities, such as racquethall P fd P
court, gymnasiums, health and excrcise spas, swimming pools,
and similar uses and associated facilitics.
Exercise and tanning studios P P P
Interior decorating shops, sales and service P Pt p
Laundromats p P! P
Music shops, sales and service P P r
Optometry and oplical goods, sales and service P P I
Fhoto finishing, photography studios P . /i
Rental stores, without outdoor storage P P P
Restauranis full service P P P
Restaurants—-Drive through P c ep
{ Apparel and secondhand stores P P P
| Service slations (& C C
Shae sales and repair stores P P P
Sporting goods, sales and scrvice P P P
Stationary stores P P P
Tavems, bars and cacktail lounges (prohibited 1,500 feet from C [ (o]
school uses)
Theaters or assembly halls C C P
Yogurt and ice cream stores P P P
Vekicular service P P P
Veterinarian services and pet supplies p Pt P
Video rental stores C & ep
Retnif and service commerefal uses similar to those nbove buf B o P
not listed elsewhere in this section upon administrative
determination through the design review process.
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MUC MUE Eirlliskriet

Use RCMU'

Commercial ~ Offices

Professional and administrative oflices P P P

Medical office buildings P P P

Residential

Low Density* F P P

Medium and High Deasity” [Note: Mixed use buildings with P ¥ XPpP

residential and coinmercial are allowed in addition to single

use residential buildings.)

Senior housing r P P

Home occupation (Section 16.69.020) G P P

Industrial

Manufacturing and production X P *C

Industrial services X P X

Flex-space X iy X

Wholesale sales X P X

Institulional

Churches, synagogues, lemples or places of worship C C =3 4

Public park, usable open space C < ep

Public and private schoals {includes day care) C C cp

Commercial Day care cenlers (adull and ¢hild care facilities) P P P

Community service P P P

Civie Uses

Libraries, post offices, community centers, efc. P P p

Other

Caonstruction of new strects and roads, including the exiensions P P r

of existing sireets and roads, that are included with the adopted

fransportation system plan

Wireless communication facililics Per Chopler | Per Chapter | Per Chapter

16.44.020 16,44,020 16.44.020

NOTES:

1) Use-permitied-necording to-MUENCyules: Uses tn fhe RCMU district are subject to additional

standards jn Section 16.23.010,D,

2) Low density multi-family residential shall be developed in necordance with the standards of the MUR-MI

district,

3) Medium density multi-family residential shall be developed in rccordance with the standards of the MUR-
M2 district and high density multi-family residential shall be developed in accordance with the standards of the

MUR-M3 district.
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C. Development Standards. The development standatds in Table 16.23.010-2 apply to all uses, structures,

buildings, and development in the MUC, MUE and MUE-XE RCMU Districts,

Table 16.23.010-2: Develepment Standards for MUC, MUE and MUE-NG RCMU

Standard . MUE-NE
MucC MUE RCMU
Residential Density:
L.ow Density {maxinmum) 24 du/net acre 24 du/net azre MNA-24 du/net acre
Loy Density (minimum) 15 dufnet ncre® 15 du/nel acrd® NA-1S dufnet acred
Medium Density {(maximum) 34 du/net acre NA MA-3 du/net acre
Medium Dengity (ininimun) 25 dumel aere® NA P25 dufnet acred
High Densify {maxinmum) 50 dunet acre NA MN4-50 dufnet acre
High Density {minimum) 35 dwnet acre? NA NA-35 dufmet _tﬁgi
Lot Size (minimum) Variable” Variable' Fee 6230
Variable®
Lot Width (mininrum) Variable' Variable® Variable'
1.ot Depth {minimum) Variable' Yariable® VYariable®
Floar Arca ratio See$6-23HO12
Nonresidential FAR (minimum) 0.25:1" 0.25:" 0.25:1°
Nontesidential FAR (maximum) 5:1 21 51
AL tor mixed use building with
residential uses {(minimum}) 0,25:1 0.25:1 ,25:
PAR for mixed use building with
residential uses {maximum) 5:1 31 5:1
Landscaping (minimum) Varinble’ Variable” Varinble”
Building Sethacks (minimum): Variable® Variable™ Variablc’
Building Height (maximuin) 65 feet” 65 feet” 65-fest Variable®

NOTES:

1) Density caleulations shall be made pursuam to Section 16.63.020.F.
2) Mirzimum densily of eiglity (80) peroent of cach sub-arca is required.
3) Building heighl is measured pussuant to Chapter 16,12 Definitions, Siandards are Nexible and shall be
determined through the imaster plan process or a design review.

4) Must include a shadow plen to establish future development.

5) Pursuant to Section 16.42.030, fifteen {15) percent of the netl developable area must be usabile open space,

D, Additionu] Standards for the MUBE-NC-sub-district: RCMU district,
L Logation

The RCMU district may pnly be loeated within the boundarjes of the Claclkamas Repiona! Center
and may only be applied to lund within the Eagle Landing Plan Area as designated on Happy
Villey Comprehensive Plan Map X-CRC-2 (a5 amended).

Exhibit A, Page 5

111




Propesed Dyt Noveinber 15, 2011

2, Master Plan Required.
& The RCMU district js 3 Llanned Mixed Use area and is subjsct to the master plan
Fequirements of Chapter 16.65 except a5 modified by this section.
by The master plan shall include the entire Eaple Landing Plan Area gs designated on Happy
Valley Comprehensive Plan Map X-CRC-2 (a5 amended).

3. Mix of Uses Required.
n. ;\_;n_lgg_l,‘mjggegb uired. Ata minimom the following uses shall be peccommodnted within the
master plan:
(1) 584 dwelling uniis within the Eaple Landing Plan Area.
(2) 600,008 square feet of office or commercinl developrent within the RCMU district.
4. Phnsing Plan. For multi-phased developments where the reguived mix of uses js proposed Lo be

achieved ju phases; s Development Phasing Plan shall be submilted as a part of the master plan
application.

1) Hos the requived mix of uses will be provided through phasing, including the approximate
Iocntions, smount in square fect (a size range may be provided), snd timing of each pse,

{2) How yn-site civculation, parking, Jandseaping and other po-site improvements will
funetion, after the rompletion of each phase and following complete bulld-out of the
development site,

(3) I apize range(s) for 8 pee(s) is provided, the Development Phasing Plan shall demonstrate
how both the minimom and maximum amounts enabled by the range meet the
rsquirements of this section.,

b. The Development Phasing Plan shall also identify in what order and how proposed publie
utilities, public facilities and other jmprovements And pmenities pecessary to support the
oroject will be constructed, dedicated or reserved,

S. Development Standards. The master plan for the Eagle Lauwding Plan Area shall be desigued io
implement the pelicies and elements of the pdopted Clackamas Regional Center Aren Design Plan. In
additiou, the master plan and subseguent development within the RCMU district shall be gubject fo
the following standards:

a. Buffering, When existing residentin] uses ave Jocated adjncent o g RCMU mastec plan site,
such uses shall be buffered fyom the RCMU master plan site with landscaped buffers or by the
location of streets, navlis, plazgs, gregnwavs, or Jower deusily residential pscs jn the RCMU
masier plan.

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

{1) Internal Circulation: An internal eircnlation system shall incinde p network of public,
private aod internal sircets. Private sireels shall function lice Jocal styeets, with curbs,
sidewalks or raised walking surfaces gn bath sides, strect traes, pedestrian seale lighting,
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and connections 1o stale, county or public streets. This internal street networl shall ereate
developable ites defined by streels.

1n pddition, ihe inlerna) circulntion system mav include a range of secandavy facilities,
lacinding service roads, driveways, drive aisles, aud pther stmilar facilities. The averall
intent fs te provide a pattern of aceess gnd circulation that provides p clenr and lagics|
network of primary streets that have pedestrian orientation and amegities. A secondary
network of pedestrinn wavs and vehicular circulation wili supplement this system.

(2) Drivewavs: Interpal drivewavs shall not be Jocated between bulldings and the streets fo
which building entrances are oriented.

(3) Ou siveet parking: Parking in the travel way may be provided en private or internal
streeis. This parking will not connt ps surface parking under the maximum parking ratio
requicements of Section 16.43.03, but may be counted townrd minlmum parking

B ir is.

{4) Off-street paths: The internal clrculation system may provide for off-street bicycle paths,
pedestrian paths, and grecnwav paths to link civic spages, retail centers, and

¢, Pedestrian oriented areas. The master plan shall include pedestrian oriented preas which du

Dot front solelv on arterial streets and parking fields, The purnose of this standard js to

enhance the pedestrian experience aud 'yvillage feel” of the cepters, As pavt Master Play

teview, ppplicants shall demonstrate complisnce with this standard by psing a combination of

the following. or similsr, concepts and guidelines:

{1) Provision of a "main street” and/or village center area that is framed by buildings orienled
1o both sides of the sireet or center,

{2) On-street parking.

) Storefront gharacter, with entries vriénted to the street, lirge display windows, and front
facades broken into divided bavs.

{4) Public plazas aud premenades.

{5) Strong corners, ps described ju Happy Valley Style Avelijtecturai Desipn Standards.

{6) Residential uses on uoper stories,

{7) Public uses in prominent Jocations.

1, Building Helght, Permitted minimum and maximum building heights shall be established by
the approved master plan for all subsequent developmept, Byildings heighis should emphasize
sreating a compact prban form In A contexi-gensitive and sustainable manper.

8. Building Orientation. New buildings shall haye pt Jeast pue public entrance oriented to 3 siate,
Loupty, public, pr private steeet. Buildings shall have first oot windows with yiews ol
internal activite o display eases, and the major entragce ou the bullding facade facing the
street the building is oriented fo. Additional jalor entrances may also be ailowed facing
Minor streets pnd parking prens.
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of pedestrian facilities including public pr private streels, pedestriang ways, greenwavs, p
fransit sfation or sheler, or plazn, shall provide  quality pedestrian environment on the
fucade facing the pedestrinn facility. Technigues fo use nelude, bat are nof lintited to:

{1 Provide retal, office or similar uses an the ground floor of the parkiog structure with
windows and activity facing the pedestrian facility; or,

(2 Provide architectural features that snhance the first floor of the parking structure pdiacent
1o the pedestrian facility, such as building aviiculation, swnings, canopies, building
ornamentation, and acti or,

{3) Provide pedestrinn amenities in the transition area between the parklng structure and the
fentures with p sitting area, plazas. suidooy enting areas, and drinking fountning.

14} The above Jisted {echnigues and fenturcs, aud athers of similar nature, must be used so thit
Dlank walls are not created.

Parking and loading. Parking and Joading shall meet the requivements of Chapter 16,43 and
the landscaping reguivements of Chapter 26,42,

Drive-through window facilities. Drive-through window facilities pre allowed subject to the
standards jn Section 16.44.090

. Gatewavs. Provide for a patewny ot o key intersection with specipl design and landscape

treatment that are infended to provide a visugl pnnsuncement that people are entering a
special grea.

Lublic Facilitics: The City may require the provision of. or participation in, the development of
public facility improvements fo jmplement the Clackamas Regional Ares Plan. Such
improvements include, but ar¢ not limited to. the following:

(11 Road dedications and improvements:

[2) Traffic Signals;

14) Sidewalk, crogswalks, bump-onts and gther pedestrion improvements;

{5) Storm drainage facilitics;

{6) Sewer pand water service lines and improvements:

(7) Underpround utilities:

{8) Street lights:

{9) Strect trees, landscaping: and

(10) Open space, greemyvays, plazas and parks.

Lxhibit A, Page 8
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Mainienynee Mechanisms: The City may require the formation of & maintennnce nareement

or pther suitable miechanism fo assure that the following maintenance responsibjlities are

adequately addressed:

(1) To improve, operate, and maintain eomman facllities, ineluding open space, landseaping,
parking snd service aveas, streets, recreation areas, siguing, and lighting,

(2 Yo maintain Jandscaping, sfrect furniture, storm drainage and similar strectscape
improvements developed ju the public right of way.

=

Open Space. Master plans shall gontain a minimum of twenty (20) perceni useable open space,
Dpen space shall be infegral to the master plan. Plaus shall emphasize public gathering places
such ag plazas, neiphborhiood parcks, trails, and pther publicly necessible spaces thaf intcgrnte
land ysc and tranaportation and caniribute townrd a sense of place, Where public or common
private open space is designated, the ollowing siandards apply:

1. The open space arca shall be shown pn the final plan and recorded with the final plat or

A e s e A A Ll R e

separale fnstrument; and
2. The open space shall be conveved fu accordancee with one of the following methods:

a. By dedication to a public ageyey ps publicly oiyned and maintained open space, Open
gpace proposed for dedication must he pceoptable to the Planning Official with regard
to the size, shape, location, jmprovement, gnvironmental condition;

i, By e.xsing or conveying (iile [includim_ beneficial owner ullinl_qggurggrgtiun, home

COBVEVANCE 1N us( iucludc prnvlsimr. s {(e.g., maintenance, property tnx pavment, cte.)
suitnble to the City.

L. Design Revicw, New development in the district shiall be subject to 16,62, Design Reyiew
{including Section 16.46.010 and Appendix B, Happv Valley Style.

in-t-devetoprrent-
awﬂ%ﬁﬂaﬂaﬁ&fmﬂmpmm&hﬂmmhmmm
more (hnmmwwm temmi igmore ihnn pne story-tall-{ie: ~vev{w&kmxed uw},’endﬂomrﬂ}uﬂ%
(30)-pereent-pf-the-grass-leasable-trea-is-oepupied-by-eonnmerciabetui-usesastisted-in-Fable

meak\d»m—ﬂeeerdf}ﬂee—w&h{seeheﬂ ]H“QE%F&E&!QWMMHH&MWMHMEI LChapler10:63,-
dheshire i Site-Beveleprient-Han:

e——Only-one MU E-neighborhaod-eommercialsite shelHbe-nllowed-within-the MUE-parton-ofy-
MasterPlan-developed-irteeerdaneswith-Seetion 13 020 Han MUll-arenis-developed-without-a-
Muaster-tan-beenpse-the-MBE-area-islessthen-Ave-aeres-thanthe- moaximom MU E-neighborboed-
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16.67.070 Annexations.
A.Excent as provided in subscction I of this section, when a property or aren is snnexed Jo the City from
unincorporated Clackamas Counly with an secompanying Clackamas Counly Comprehensive Plan designation and
zane, the action by the City Counell 1o annex the property or area shell include an ordinanee to amend the City's
Cemprehensive Plan mapfzoning map to reflect the conversion Tram the Counly designation/zone fo a covesponding
Cily desipnation/zong, as shown in Table 16.67.070-1 below,

Table 16.67,070-1 Land Desipnation Conversion Tahle

Clackamas County Zone City of Happy Valley Zone

Urban/Rural Residential

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

R-8.5 R-B.5
R-10 R-10
R-15 R-15
R-20 R-20

MR-1 MUR-M1

MR-2 MUR-M2

HDR MUR-M3

RA-2 R-15

FU-10 tU-10

Natural Resources

EFU Erus
Commercial
B NC MUE-ME
C-2 MCC
C-3 MCC
RCC MCC
RCO MUC
ac cce
Lixhibit B, Page 1
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RCHD MUR-M2
0A MUC
EMLUS RCMU
Industrial
1.2 (&
-3 IC
BP EC
Special Districts
O5M P
Sunnyside Village
VR-475 VR-4/5%
VR-577 VR-5/7*
VCS 1PU
VA VA
Vo VO
VTH VIH
i i s S e

B. When an uniscosparated property withii the Last Happy Valley Comprehensive Plan area, Aldiidge Road
Comprehensive Plan ares, or the Rock Creelc Mixed Lmploymest Comprehensive Plan area is annexed to the City,
the praperty strall bz rezoned Lo the applicable zoning designation i the Comprehensive Plan pursuant Lo (he
applicable requirements of the Land Development Code.

C. For any proposed annexation [0 the City, application shall be made directly to the Cily of Happy Valley oo the
appropriale forms and sccompanicd with the required fec. Upon receipt of a copy of the form, the City shall schedule
a public hearing before the City Council, The City may utitize any Jawful armexulion process under slate, regional or
tocal Jav, including the expediled amexation prucess establisked in the Metio Code. An expedited annsxation
process shall be sent directly o the City Couneil fov review. Fxpedited annexations shall be processed o3 an
ardinance pursusnt to lhe Cily of Happy Valiey Charter.

D.For any proposed deanitexation feam the City, application shall be mode divectly 1o the City of Happy Valkey en
the appropriate frrms and sccompasied with the required lee. Upoa receipt of @ copy of the form the City shall
schedule a public hearing before the Cily Cauneil, (Ord. 398 § 1, 2010; Ord. 389 § 1(Exh. A), 2009)
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1 Introduction

In 1998, Clackamas County approved a comprehensive plan and zone changes an approximately
60 acres that were then occupied hy the Top O Scott Golf Course for a mixed-use development
known as Eagle Landing. The Eagle Landing project included single-family residential, multi-
family residential, office/commercial, and supportive retail uses. n addition, the project
included significant improvement to and dedication of public facilities, including majar
roadways, trails, and open space amenities.

The comprehensive plan and zane 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
nlace. These public transportation projects included:

1-208 Frontage Road and Manterey Over crossing Completed
Sunnybrook Road Exterslan Completed
1-205/Sunnyside Road Split Dlamond Interchange Completed
Sunnyside Road widening from 1-205 to 122™ Avenue Completed

In Januaty 2003, the applicant secured a modification to the conditions of approval because
construction of the public roads was assured. The modification resulted in the property being
rezoned, which removed obstacles to securing financing for on-site improvemants, With those
changes, the project moved forward with master planning.

David Evans and Associates, Inc. (DEA) conducted the Eagle Landing transportation analysis for
the original 1998 land use application and the 2003 traffic analysis. These studies
demanstrated 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 devalopers have acquired more land to the west ot 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 lavel 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 facllities, 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

The Eagle Landing study area lies wholly in Clackamas County and partially in the City of Happy
Valley in the southeast guadrant of Portland Metropalitan Area (see Figure 1). It 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 (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 an prevailing traffic volumes and operatians.

For this study, DEA focused its analysls along the Sunnyside Road corridor between 93rd
Avenue and Valley View Terrace. From 82nd Avenue to the I-205 5B ramps, the corridar
currently operates as a seven-lane roadway serving the 1-205 interchange ramps as well as the
Clackamas Town Center. The bridge over I-205 currently operates as a five-lane readway and
serves the 1-205 interchange ramps. From the 1-205 northhound ramp terminal to just east of
Stevens Road, the westhound corridor is a three-lane facility with left-turn packets and the
easthound carridor is a twa-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 Sunnybrock Boulevard to the east, the corridor is a seven-lane facility with eastbound and
westbound left-turn pockets. The corridar from Stevens Road east serves primarily mixed
single family and multi-family residential uses.

Eagle Landing Traffic Impact Analysis Page 2
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2 Analysis Parameters

2.1 Performance Standards

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

2.1.1 Clackamas County

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

Current Clackamas County arlerial traffic operations performance standards vary within and
outside of the CRC. The Eagle Landing study area falls within the CRC boundary except for the
portion of Sunnyside Road east of 104™ Court extending eastward to Vallay View Terrace,
Within the CRC {along 82™ Avenue and Sunnyside Road), Clackamas County follows the two-
hour LOS standard for regional centers outlined in Clackamas County's Concurrency Ordinance.
The standard specifies that within the CRC (any intersections along 82" Avenue and Sunnyside
Roady), traffic operate with no worse than one hour of LOS F and one hour of LOS E during peak
conditions, and with one hour at LOS £ 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 Zaning 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 far a Class Ul arterial, which most closely characterizes
Sunnyside Road within the analysis corridor. The Stevens/Bob Schumacher corridor is
classified as a minor arterial hetween Sunnyside and Monterey, and as a collector to the north
of Monterey.

2.1.2 0DOT

ODQOT maintains jurisdiction over ramp terminals serving 1-205 at Sunnyside Road as well as
82" Avenue. The 1999 Oregon Highway Plan (OHP) states that ramp terminals must operate
with a volume-to-capacity (V/C) ratio at or helow 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 QHP does allow on-ramp V/C ratios to be above 0.90 when
the on-ramp is metered {as in the intersections of Sunnyside Road at the |-205 northbound
intersection and the Sunnybrack Boulevard at the 1-205 southbound ramp}. Within the study
area, 82" 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 2" Hour of the
AM and PM peak periods.
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Tahle 1. Level of Service Description for Class Il Arterial Roadway

Level of | Average Travel
Service | Speed (MPH) | Description

This level of service describes relatively free flowing conditions at average travel speeds,
A >350 usually about 80 percent of free flow speed. Vehicles are seldom impeded In their
ability to maneuver in the traffic stream. Delay st signalized intersections is minimal,

This level rep-esents generally unimpeded traffic operations at average travel speeds,
B >280-35.0 |usually 70 percent of free flow speed. Ability to maneuver in the traffic streamis only
slightly impeded.

This level rep-esents stable operations; however ahility to maneuver and change lanes
C >22.0~28.0 |in mid-blcck locations may be more restricted than in LOS B. Lower speeds of about 50
percent of free flow are expected,

LOS D barders an a range in which small Increases in flow may cause substantial
D »>17.0=22.0 |increasesin approach delay and associated decreases in arterlal spead. Average travel
speeds about 40 percent of free flow.

This level is characterized hy significant defays and average travel speeds |ess than one-
third of free llow conditions. LOS E generally causec by some combination of adverse
progression, high signai density, high volurmes, extersive delays at critical intersections,
“|and inappropriate signal timing.

E >13.0-17.0

LOS F characterizes arterial flow at extremely low speeds, from less than one-third ta

F ) M . .
£13.0 one-guarter of free flow speed. Intersection congestion is likely.

Source: Transpartaddan leseorch Baard, Highway Capucity Mapuo! 2000, 2000, P. 15-3

2.1.3 Happy Valley

According to Policy 5a 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 service E or better (hased
on average approach delay) for all side street approaches during the peak hour of analysis.
The City shall utilize these standards to evaluate land use actions and praposed
mitigations.”

2.2 Modeling Assumptions

Metra’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} ta
determine travel demand and system attributes (e.g., roadway capacity, speeds, distances, and
transit capacity and routes) to represent the transpartation 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 socloeconomic input data.
» Trip distributian identifies origin and destination travel patterns by calculating trip
lengths and travel times from transportation system attributes.
» Inmode choice, trips are sorted into the various vehicle, transit, and in some cases, walk
and bike modes.
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e 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
inconsistencles assoclated with using raw turning movement vaolumes at an intersection level.
These may include the all-or-nothing trip assignment, driveways and access points not coded
inta the model, and entire transportation analysis 2ones {TAZs) loading onto the roadway
network in one or two locations. One of these inconsistencies is the traffic split between
sunnyside and Sunnybrook in the 2035 VISUM netwaork. VISUM continues to assign trips onto
Sunnyside even though it is approaching capacity and the alternative, Sunnybrook, is relatively
congestion-free.

The VISUM oulputs were used for trip distribution percentages as well as for growing the
existing 2011 counts to 2035 volumes. The difference method was chosen ta estimate the 2035
turning movement volumes from existing turning movement counts. Where the difference
methad 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 255 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 to mare accurately portray turning
movements within the study area. For more information regarding these adjustments refer to
the Technical Memaorandum titled, “Eagle Landing Traffic Impact Analysis Revisions ta the
Forecasting Model” contained In Appendix A.

2.3 Synchro/SimTraffic Model

The Synchra software is based upon procedures outlined in the 2000 HCM for intersectians 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 conditians 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 carridor 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 cangested conditions and was used ta evaluate arterial speed
operations along the corridor. The SimTraffic results support evaluation of arterial LOS.

For this analysis, seven runs of the SimTraffic analysis were completed. The most and least
congested af the seven runs were thrawn out and the remaining five were averaged.

! “National Cooperative Highway Research Program Report 255: Highway Trafic Dota For Urbonized 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
Portiand Metropaolitan area {see http://r3-dea.com/default.aspxnorth, Sunnybrook Boulevard
ta the South, 82™ 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
cotridor was identified as the critical area road segment based on prevailing traffic volumes and
operations. Itis 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 corridar between 93" Avenue
and Valley View Terrace. Fram 93" Avenue to the 1-205 S8 ramps, the corridor currently
operates as a seven-lane roadway serving the I-205 interchange ramps as well as the Clackamas
Town Center, The bridge over |-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 corridar is a three-lane facility with left-turn pockets and the eastbaund
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 carridor is a seven-lane facility with eastbound and westbaund 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 hetween the Clackamas Town Center and Sunnyside Road, as well as
serving the adjacent commercial land uses.

Tahle 2 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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Tahle 2, Existing Roadway Characteristics

Posted
Speed Blcycle

Streat Ciassification Lanes {MPH) Lanes Sidewallis
Sunnyside

82™ Ave. to 1-205 Qverpass Major Arterial 8 40 Yes Yes

1-205 Overpass Major Arterial 5 40 No Yes

1-205 Ramps ta Stevens Major Arterial € 40 Yes Yes

Stevens to 106th Major Arterial 5 40 Yes Yes

East of 106th Major Arterial 7 40 Yes Yes
Stevens fload

Sunnyside to Bob Schumacher Arterlal 5 a5 Yes Yes

Bob Schumacher to Causey Minor Arterial 5 30 Yes Yes
Bob Schumacher Road

Stevens ta Monterey Arterial 5 30 Yes Yes
Monterey Avenue

Stevens ta William Otty Collectar 2 25 No™ Yes

. 1-205 Overpass to 82™ Avenue Minor Arterial 3 30 Yes Yes

Causey Avenue

Bob Schumacher ta Monterey Collector 2 25 No™ Yes
Witliam Otty Road

Monterey to Valiey View Co'lector 2 25 Yes Yes
Valley View Terrace

Williarm Otty to Sunnyside Co'lector 2 25 No Partial

Notes:

{1) These roadways utilize 20 fap" travel lanes with a planter strip median, There Is adequate space for automobile and hicyde traffic.

3.2 Transit Facilities

Currently there are two Tri-Met bus routes within the study area, both wheelchair-accessible.

The existing transit routes/service levels within
the study area are summarized below, followed
by the nine other Tri-Met bus routes caming
servicing the Clackamas Town Center (CTC).

Route 155. Bus route 155 provides access
between CTC Transit Center and 157" &
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 O.
Hatfield Transit Plaza {147" & Sunnyside Road)
via the route identified in the map. Route 156
operates on 80-minute headways an weekdays.

Eagle Landing Traffic Impact Analysis

133




Route 28. Bus route 28 provides access hetween

Milwaukie Transit Center and CTC Transit Center —
via the route identified in tha map. Route 28 only &wl_“_: 3
offers service an weekdays. It aperates on 60 to oy [
75-minute headways. picy gl
o
§ o
Route 29. Bus route 29 provides access between e ] )

Milwaukie Transit Center and CTC Transit Center

via the route identified in the map. Route 29 anly
offers service on weekdays. It aperates on 62-
minute headways during the moming and 80- R e {
minute headways during the afternoon.

Route 30, Bus route 30 provides access between | 8 ve=

The Clackamas Town Center and Estacada via the |20

route indicated in the map. On weekdays inthe | === EEE
AM and PM peak period, the route is extended

from The Clackamas Town Center and makes an additianal final/original

stop, respectlively, in Downtown Portland. Raute 30 offers service on

weekdays and Saturdays. it operates on headways ranging between 25 | memsmesraip e v
and 60-minute headways on weekdays and 60-minute headways on
Saturdays.

Route 31. Bus route 31
provides access
between The
Clackamas Town
Center and Milwaukie
via the route indicated
in the map. On
weekdays in the
AM/PM peak period, the route is extended from
Milwaukie and makes an additianal final/original
stop in Downtown Portland. Raute 31 operates
on headways ranging between 25 and 60-minute

headways on weekdays and 60-minute headways | & mew  seiflee \ s
on weekends. TES .
[@] . :'f:.. e "1":::"
Route 71. Bus route 71 provides access between s e
CTC Transit Center and Lents via the route e e e ——
indicated In the map. Route 71 is a regional bus IS
route offering service on both weekdays and : ol
weekends. It operates on headways between 15 ~ \ Z-EE
and 30-minute headways. i
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Route 72. Bus route RO L

72 provides access
between Swan
island and the CTC
Transit Center via I o
the route identified —
in the map. Route _jfi: SR we,,, -
72 is a frequent e
service bus and runs —
on 7 to 30-minute 3 PG S
headways every day | == .,.:,‘:;f::m el T
of the week. e I 7
T L
Route 79, Bus route MW‘-—-ALW% }}3 e
79 pravides access - bW

between CTC Transit

Center and the Oregon City Transit Center via the route identified in the map. Route 79is 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 152-Milwaukie
between CTC Transit Center and the Clackamas
Town Center via the route identified in the map. |=
Route 152 only offers service an weekdays. It

operates on 30-minute headways during the AM

and PM peak periods and 75-minute headways

ooty v wrbew

ey

Lt

during the rest of the day.
MAX G.reen Line. The light rail TRIGMET | ] Sxpo. "
green line provides access (e} Alrport
between the CTC Transit Center MAX

Rose

and Partland State University in
Downtown Partland via the route
identified In the map below. The e
Green Line operates on 10 to 30-
minute headways daily.

Ploneer ;
Square,

Gresham

Beaverton Clackamas

Town Center

3.3 Analysis Period

According ta turning movement caunts collected in 2007, and similar ta the original 1998 land
use application, the critical traffic perlod in 2007 was be the evening PM peak period. The
analysis assumes that the PM peak hour will be the period from 4:30-5:30 PM. This s
consistent with earlier traffic studles for Eagle Landing that were conducted in 1998, 2000 and
2003. Additionally, the morning peak hour of 7:15-8:15 AM, and the Midday peak hour of
12:00-1:00 PM were alsa analyzed.
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Far the PM peak period, two-hour delay based LOS was alsa calculated. For this analysis, the
side-hour consists of the two 30-minute perlods on either side of the P peak hour. Inspection
of existing and predicted future corridor volume trends indicates that side hour traffic volumes
are expacted to cantinue ta be approximately B8 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 valumes, lane canfigurations, lane utilization and signal
timing were input into the Synchre 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 g5
percentile queue lengths (i.e., 95 percent of the peak hour qqueues will be sharter) were outpul
from the SimTraffic mode! and compared to conditions ohserved during field visits. Deslred
travel speeds, turning speeds, and headway factors in the SimTraffic model were adjusted and
the PM peak hour was re-simulated and, once again, comparad 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 10% 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 hest and worst performing runs being thrown out. The remaining five were averaged
to abtain an average model run.

3.5 2011 Existing Traffic Conditions

This section summarizes the traffic canditions 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 @ AM} peak period. The Midday counts were conducted at a limited number of
intersections {determined by Clackamas County} in Octcber 2007 during the weekday Midday
(11:30 to 1:30) peak period. The counts were used to determine the weekday AM, Midday and
PM peak haur of traffic within the study area. Analysis of the counts shows an AM peak hour
between 7:15 and 8:15, the Midday peak hour is between 12:00 and 1:00 and a PM peal 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 ar City of Happy Valley
jurisdiction showed little to no growth in traffic volumes since the 2007 counts were conducted.
The six intersections under ODOT 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 locatians, 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 AM 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, The full :
Synchro/SimTraffic outputs are contained in Appendix C. There are no intersections currently
operating worse than LOS D during the AM ar Midday peak hour.

During the PM peak hour, the intersections of 82" Avenue at Sunnyside Road and 82™ Avenue
at Monterey Avenue are aperating at LOS F due to near capacity operations. Also the
southbound I-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 gueuing within the study area. Whena
movement at an intersection is operating near ar above capacity, a queue starts to form.
Depending on intersection operations, these gueues 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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Tahle 3. 2011 Exlstlng Queue Lengths by Muuement

ajlable | Avaliakte
“PML | Midday. Ay s%&z‘rm " MSto’rli‘“ge“
200 200
275 200 - .
225 100 225 .
275 250 275 -
275 200 = Stevens @ NBL 125 100 170
Sunnyside @ WBR 200 125 - Shop Entrance™® | et 125 s .
82nd Avpnue NEL 250 225 175 NBTR 125 100 :
NET 850 325 2 s8L 75 75 130
NER 250 200 175 SBY 225 100 =
SRt 125 125 80 SHTR 200 75 :
BT >1000 | 2775 B EBL 50 50 285
SBR 150 150 100 EBT 100 75 -
€8T 150 150 - EBTR 100 b i .
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3.5.4 2011 Corridor Operations

The Sunnyside carridor (between Valley View Terrace and SE 93" Avenue for the AM and PM
analysis and between Stevens and 93" Avenue during the Midday analysis} and the Bob
Schumacher/Stevens corridars were analyzed using the SimTraffic software to examine the
carridar as a whole rather than just the individual intersections.

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

Table 4. Existing Corridor Operations

Sunnyside Corridar Bob Schumacher/Stevens Corridor
AM MD PM AM PM
Dlrection Speed | LOS |Speed | LOS |Spead! LOS | Speed Las Speed LOS
Westbound/Narthbound | 26 C 14 E 20 C 24 3] 22 C
Eastbound/Southbound Exl B 16 E 28 C 21 C 18 C

Notes:
Results generated with the use of Sim¥raffic.
Atlerlal LOS worksheets from SimTraffic can be faund In Appendix 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 locatians or
general strategies far improving overall safety are then reported. The safety analysis included a
review of crash history data supplied by the ODOT Crash Analysis and Reporting Unit and
through Clackamas County for a five-year period (2006 through 2010). The crash information
through ODQT is collected from police reports (local/county/state), and required crash reports
from drivers who have been in accidents. These reports are compiled by ODOT staff into a
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 Qregon, legally reportable
crashes are those involving death, bodily injury or damage to any one person's property in
excess of 51,500,

3.6.1 Colculation of Crash Rates

The crash rates were calculated from ODOT-provided crash data. For a crash to be considered
associated with an intersection, it must oceur within 0.05 mile (265 feet) of the intersectian.
Beyond this distance, crash data would be placed in the segment category. However, no
portions of Sunnyside Road are longer than 0.1 miles without an intersection; therefarg, there
are no segments to analyze.

intersection crash rates were calculated using the following equations:
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_{Crashes -1,000,000)
™" (365- Years- ADT)
Rate;, = 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

rate , where

The number of crashes was determined from ODOT crash data. The sum of the total PM peak
hour entering volumes, from 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 Rotes

There are no sections of Sunnyside Road, without side street access, long enough to warrant a
raadway segment analysis; therefore, all of the reported crashes were categorized into an
intersection area of influence. The reported crashes in the years 2006 through 2010 were
summarized by location for each of the study area intersections. Intersection crash rates were
calculated and are shown in Table 5.

Table 5. Intersection Crash Rate Summary

5-Year
Intersection Crashes ADT Crash Rate
1 |Sunnyside @ Valley View Terrace 20 31,600 0.35
2 |Sunnyside @ SE Sunnybreok Boulevard a3 30,700 0.59
3 |sunnyside @ SE 106™ Avenue 1 31,600 0.02
4 |sunnyside @ SE 105" Avenue 8 33,100 0.13
5 |sunnyside @ SE 104" Avenue 5 34,300 0.08
6 |Sunnyside @ Sunnyside Hospital \ Mt. Scott Medical Center 48 37,700 0.73
7 JSunnyside @ SE Stevens Road 53 33,100 0.74
8 |Sunnyside @ SE 97" Avenue 14 40,600 0.19
9  |Sunnyside @ i-205 NB Ramps 78 47,400 0.50
10 |5unnyside @ (-205 SB Ramps 99 54,600 0.29
12 |Sunnyside @ SE 93" Avenue ¥ 26,100 0.85
12 [Sunnyside @ Clackamas Town Center East 27 32,300 0.46
13 |Sunnyside @ Clackamas Town Canter West 11 28,600 0.21
14_|Sunnyside @ SE 84" Avenue ) 21,200 0.10
15 [Sunnyside @ Cut-Through Driveway to SE 82" Avenue 2 18,200 0.06
16 _|Sunnyside @ SE 82™ Avenue 104 54,100 1.05

Source: County Road Crash tisting, ODAT Crosh Anolysis and Reporting Ualt

As a rule of thumb, intersections with crash rates of 1.0 or abave are potentially problematic
and are candidates for further investigation. As Table 5 shaws, all but one of the intersection
crash rates below the threshold value of 1.0 with the exception being the intersection of ga"
Avenue at Sunnyside Road. A detailed summary of crashes is reported in Table 6.
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Table 6. Crash Details Summary

Crash Type _ Total Severit
Sunnyside Road at: {Rear™[s5.0™ [Turn™ [Angleother™| crashes [Fatal™[ A" B %“T PDO
1 |Valley View Terrace | 2 S 2 2 20 0 31218 7
2 |SE Sunnybrook Boulevard 14 2 12 1 4 33 0 2]1312) 26
3 |SE 106th Avenue 1 1] 0 0 0 1 8] gl01}1
4 |sE 105th Avenue 5 0 1 1 1 8 MEREIEANE
5 [SE 104th Avenue 4 0 1 1] a 5 a 11211 2
Sunnyside Hospital \
a Mt. Scott Medical Center = . 6 4 . s 0 R1e R =
7 |SE Stevens Road 28 5 15 4 1 53 0 215110] 3b
8 ISE 57th Avenhue 2] 1 3 2 0 14 0 3.5.0:1,5 8
9 11-205 NB Ramps 52 4 18 1 2 78 0 1]15)319f 53
10 (I-205 5B Ramps 64 5 18 b b 99 1] 1]4}40]| 54
11 |SE 93rd Avenue 12 2 23 2 2 41 a 412 ]13| 22
12 |Clackamas Town Center East 11 2 11 3 0 27 0 1{0 (a1 315
13 |Clackamas Town Cenler West 5 1 3 D 2 11 0 1|03 7
14 |SE 84th Avenue D 0 2 2 1} 4 4] 012 1
15 ::g‘lz’:::nzg"ew“ Hi o o 1101 2 | ololof1 1
16 {SE 82nd Avenue 53 6 25 10 10 104 0 4 |6136] 58
Notes: :
{1) Rear-End Coliiston 16)  Fatsl Injury

{2}  Sideswipe While-Qverlaking Colllsior,
{3] Turning Movement Golllsian
(3] Angiad Caliizion

ts|

Miscellaneous oolisions not fled under crash types 1 through 4.
Source: County Rood Crash Usting, DDOT.Crash Analysis and Repor ting Unit

{0 incapacitating injury ~ Bleeding or Braken Bones
(8) Mon-Incapaditating injury
9] Possible Injury~Carmplaint of Pain
{10} Propecly Damage Only

The Intersection of Sunnyside Road at 82" Avenue is the only intersection that experienced a
crash rate greater than the 1.0 rule of thumb. This Intersection experlenced a high number of
rear-end and turning crashes during the five year study periad. The majority of the rear-end
crashes occurred on the north and southbound approaches to the intersection and the majority
of the turning crashes were between ane 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 2 highly congested intersection within the
Portland Metropalitan 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 averpass cannecting SE Causey Avenue on the west of [-205 to SE
Causey Avenue an the east of I-205 is in Metro’s 2035 RTP project list. This project has been
put on hald 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 nat 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 mode! forecasts as
described in Section 2.6. Figure 7 depicts the 2035 AM and PM peak hour background turning
movement valumes while Figure 8 depicts the 2035 Midday peak hour background volumes.

4.2.2 2035 Background Traffic Operations

Figure 9 depicts the intersection aperational results for the year 2035 analysis. The full
Synchro/SimTraffic autputs are contained in Appendix D.

During the AM peak hour all four interchange ramp terminals (Sunnyside at N8 and SB 1-205
and Sunnybrook at NB and 58 1-205) are expected ta operate at LOS F as well as the intersection
of Sunnyside Road at Stevens Road. However, anly the Sunnyside at I-205 NB ramp terminal
would have a V/C {1.02) greater than the ODOT V/C ratia standard of 0.90 for the ramps.

During the Midday peak hour, the intersection of Sunnyside Road at 82™ Avenue is expected to
operate at LOS F while remaining under QDOT's V/C ratio standard with a V/Cof 0.91. The
intersections of: 1) Sunnyside at the NB I-205 ramp terminal, 2) Sunnyside at Stevens, and 3)
Moaonterey at 82™ Avenue are expected ta operate at the Clackamas County standard of LOS E.

buring the PM peak hour following nine intersecticns are expected to operate beyond
standards at LOS F:

= Sunnyside @ 82™
e Sunnyside @ 1-205 NB
Suhnyside @ Stevens

» Bob Schumacher @ Stevens
s Bob Schumacher @ Monterey
« Monterey @ 82™
Eaple Landing Traffic Impact Analysis Page 16
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s Causey @ Stevens
¢ Sunnybrook @ [-205 SB
s Sunnybrook @ [-205 NB

During the PM peak haur, the eastbound left-turn ar the intersaction of Stevens and Sunnyside
would be aver capacity and would cause a queue to extend westward back through the -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
Sunnybreok Boulevard as well as the northbound |-205 off-ramp ta Sunnybrook. The
southbound approach to the intersection of Stevens at Sunnyside would also operate
deficiently and the associated gueue would extend baclk through the intersections of Stevens at
the Shopping Center, and Bab 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 af Stevens at
Causey. Due to the analysis results of the roundabout at Stevens and Monterey coming fram
Sidra and not SimTraffic, the system congestion seen in SimTraffic is not depicted in the
aperations 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 narth and southbound approaches to the
intersection are expected to operate over capacity causing cangestion to impact upstream
intersections in both directions. The southbound queue would extend to and through the
intersection of Monterey at 82" and would also cause congestion on westbound Monterey that
would extend back ta roughly the |-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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4.2.4 2035 Background Traffic Corridor Operations

The Sunnyside corridor between Vallay View Terrace and 93 Avenue, and the Bob
Schumacher/Stevens corridors were analyzed using the SimTraffic software to determine if the
corridors as & whole would meet jurisdictional standards. Results are summarized in Table 8

In the AM peak haur, all corridors are expected to operate at LOS D or better,

in the Midday peal hour, both the east and westbound Sunnyside Corridors are expected to
aperate at LOS E due to near capacity aperations 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 Fin
the southeast bound direction as a result of the near capacity operations at the intersection of
Sunnyside and Stevens, The westhound 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 eastbgund
Sunnyside corridor is expected to operate at LOS C due to free flow conditions east of Stevens.

Table 8. 2035 Background Traffic Corridor Qperations

Sunnyside Corridor

Bob Schumacher/Stevens Corridor

AM MD PM AM PM

Direction Speed | LOS |Speed | LOS |Speed| LOS | Speed LOS Speed LQs
Westbaund/Northbaund { 18 b 16 E 15 E 21 C 17 D
Eastbound/Southhound 28 B 16 3 27 C 18 C 3 F
Notes:
Results penerated with the use af SimTraffic.
Arterial LOS worksneets [rom SimTralfic can be found i Appendlx C.
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5 Future (2035) Total Traffic Analysis

This sectlon 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 cccupied by the New Hope Church and 2 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 appraved Eagle Landing
site east of SE Stevens Road and south of SE Maonterey Avenue in the vacant unimproved Iot.
The existing and approved uses are already included in the background conditians analysis;
thus, the Total Traffic Conditions reflect the additional trips that would be generated on the site
with the proposed development scenario.

The Institute of Transportation Engineers (ITE) report, Trip Generation, 8" Edition, was used to
calculate the AM and PM peak hour trips. A separate methodology was used to estimate
midday peak hour trips because standard rates are not availahle. After the initial trip
generation was estimated, trip reductions were applied to reflect pass-by traffic attracted to
the site along with internal trips that remain entirely within the site.

5.1.1 Trip Reductions
The ITE Trip Generation Handbioak discusses pass-by trips as:

“...made as intarmediate stops on the way from an arigin 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 readway.”

The methodology in chapter 5 if the ITE Trip Generation Handbook was used to atrive 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.”

The fallowing is an important note taken from the Trip Generation Handbook:

“It is impaortant to note that these {internal trip] reductions are applied externally to the site
(i.e., at entrances, at adjacent intersections, and on adjacent roadways). The trip reduction
far internally captured trips Is separate from the reduction for pass-by trips. These are two
distinct phenomena, and bath could be applicable for a proposed development. The

Eagle Landing Traffic Impact Analysis Page 20
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internal trips, if present, should be subtracted out before pass-by trip reductions are
applied..."

The 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 AM and PM peak hour trips associated with the proposed Eagle
Landing development, including the trips of the currently approved, but not constructed, Eagle
Landing Site, the low-rise apartments just to the south of the New Hope Church Site, and the
New Hope Church. (Appendix E contains warksheets for the internal capture computations for
the AM and PM peak hours.)

Table 9. Total AM & PM Peak Driveway Trips Generated By The Proposed Development

PM Peak Hour AM Peak Hour
Land lse ITE Code Area In Out | Total in Dut | Total
Office {Commercial) ‘ 128 623 751 692 94 786
~Internal Trips"”’ ] 70 50:“;”0 28 23 | 51 6 | 14 20
Additional Network Trips o 99 601 700 686 80 766
Condominiums (Residential 209 103 312 | 44 214 | 257
Internal Trips'® [ 230 J 4:;’5 69 61 130 12 24 36
Additional Network Trips . . 140 | 42 | 182 | 31 | 190 | 221
Senior Adult Hou%ggﬂ(ftesldenﬂal) ; 50 |t 5 12 | & 4 | 9
Internal Trips 252 Units 2 2 4 1 0 1
Additional Network Trips 5 3 8 4 4 B
Shopping Center {Commercial) 87 946 1820 293 187 480
Internal Trips™ | gy | 480000 | 92 | 107 | 199 | 38 26 64
Pass-By Tips (mixed)"’ S.F. 195 | 210 | 405 64 a0 104
Additional Network Trips 586 629 1215 151 121 312
Hotel {Residential) 38 33 74 31 20 51
" Internal Trips®! w0 | )0 T2 |Tu || e z | 34
Additianal Network Trips & 25 22 o | o9 18 20
Church (Commercial) Adjusted 160 203 363 206 6B 274
internal Trips™ Fleld 1251'20“ o | ¢ 0 ) i 0
Additiona! Network Trips Data 1 160 203 363 206 68 274
Trips Generated 1415 | 1913 [ 3328 | 1271 | 587 1858
internal Trips"' 204 | 203 | 408 | 66 | 66 [ 132
Pass-By Tips 185 | 210 405 64 40 104
Total Additional Network Trips 1015 | 1500 | 2515 | 11431 481 1622
Notes: '

{1)  Pass-by trip were calculated with the methodology rsad in chapter 5 of the 17E Trip Generation Handbiook, Bth Editkon. The associated
puss-by pereentage, caloutated from the fitted curve equation in Rgure 5.5, was 35%.
(2] internal trips were calouated using the methodology utied In chapter 7 of the ITE Trip Geparation Handbook, " Editior

Source: ITE Trip Generotion Monual, 8 Editian
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Table 10 depicts the backgraund trips associated with the Eagle Landing development: the trips
of the currently approved, but hot 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 AM & PM Peak Driveway Trips Assumed in the Background

PM Peak Hour AM Peak Hour
Land Use iTE Code Area In Out | Total In Out | Total
Office {Commercial) ~ 126 623 751 642 94 786
T A T (el IR T =0 BT I A
Additional Network Trips ' o 115 | 614 | 729 | &92 94 782
Senior Adult Housing {Residential) 7 | s ‘1 ] 4 ] 4 | 8
“wwemaltaps® | asy | (O a e T T T
Additional Network Trips T 5 2 7 3 3 7
“Low Rise Apartments [Residential) | 40 [ 22 | e | 16 | 20 | 36
- I;{lyé;rafTripsmw*“ o E‘e'd U3i7 13 | 12 | =2 6 7 | 13
Additional Network Trips ate MS 17 | a0 | a7 |0 |13 | 2
_Shopping Center (Commercial} 401 | 434 | 835 ; 92 | 59 | 151
___Internal Trips 150,000 22 28 50 12 8 20
T Pass By Tips (moeed® | 20 S.Fo | 126 | 138 | 267 | 28 | 18 | 46
Additional Network Trips 250 268 518 52 33 85
Church {Commercial) Adjusted 160 203 363 206 68 274
___Internal Trips ’ Field ]251"?00 0 o | o 0 o -wa-.:_
Additional Netwark Trips Data o 160 203 363 206 68 274
Trips Generated 735 | 1287 | 2021 | 1010 | 246 | 1256
Internal Trips' B 50 s | 100 | 19 20 | 3
__ Pass-By Tips v 125 138 267 | 28 18 46
Total Additional Netwark Trips 556 1098 | 1654 963 208 1171

Netes;
{1) Pass-by trip were calculated with the methodalagy used in chapter 5 of the (TE Trip Genaration Handbook, 8:h Edition. The assoclated

pass-by percentage, caleulated fram the fitted tarve enuatios in figure 5.5, was 25%.
{2) Internal Lrips were catculated using the methodalagy used in chapler 7 o the ITE Trip Gereration Handbook, 8th Edtion

Source! ITE Trip Generation Maaual, 8th Editicn
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Table 11 depicis the Total Net NEW driveway trips associated with the expansion of the
currently approved Eagle Landing development. Because the trips associatad with the currently
approved, but not canstructed, Eagle Landing Site, the low-rise apartments Just ta 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 analysis, they have been removed from the Net

New totals.

Table 11. Net NEW AM & PM Peak Driveway Trips.

Net New P Peak Hour AM Peak Hour
Land Use ITE Code Area In Out | Total In Dut | Total
Office (Commercial) ) o a o |0 0 (o [
___Internal Trips 710 s F 15 14 23 6 10 16
Additional Network Trips iy -15 -14 -29 -6 -10 -16
Condominiums (Residential 725 209 103 312 A4 214 257
Internal Trips 230 e 69 p1 | 130 | 12 24 | 36
Additional Network Trips 140 42 182 31 190 221
Senlar Adult Housing (Residential) 3 1 0 i 1 0 1
Internal Trips 252 Uriits 0 0 0 0 1 1 a0
Additional Network Trips i ] a 1 -1 D
Low Rise Apartments (Residential) Feld 37 _-40 -22 -62 | -l6 -20 | -36
___Internal Trips pars™ Units -13 12 -25 -b -7 -13
Additional Network Trips -27 -10 -37 -10 -13 -23
Shopping Center (Commercial) 473 512 985 201 128 329
Internal Trips 820 330,000 70 80 150 26 18 44
Pass-By Tips S.F. 67 72 139 39 23 59
Additional Netwark Trips 336 360 696 139 87 226
Hotel {Residential) 150 38 33 71 31 20 51
Internal Trips 310 Units 12 11 28 [ 8 2 11
Additional Network Trips 25 22 47 22 18 40
Church (Commercial} Adjusted 0 a 0 o 0 0 0
Internal Trips Fleld S.F o 0 o0 o 0 0
Additional Network Trips Data i 0 [¢] 0 0 0 0
Trips Generated 6RO | 627 | 1307 | 261 | 342 | 603 |
Internal Trips 154 154 308 47 47 34
Pass-By Tips 67 72 139 | 36 23 55 |
Tatal Additional Network Trips 459 401 860 178 272 450

Notes:

{1} Trip rates for the Low Rise are based on actual field data coltection at the site driveway.

Source: ITE Trip Generation Monual, 8" Editian
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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 develapment, the following methodology was agreed upon. The trip generation
rates and percentage of inbaund versus cutbound trips were the main difference between
Midday and peak period trip generation,

The following bullets summarize the assumptions behind the trip generatian rates for each land
use assumed for the Midday analysis:

Office; There is no additional office space over 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 househald with 53% entering and 47% axiting. The ratio
hetween dally trip generations for condominium versus single family residence was 61%.
After this canversion 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 Hausing. 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 in 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 aver and above what has aiready
been appraved. Therefore, there are no Midday trip generation rates assumed

Internal captures as well as pass-by trips were assumed in accord with the g™ 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 TOTAL NET NEW trips added ta the network.
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Table 12. Total Net NEW Midday Peak Driveway Trips

NET NEW Midday Peak Hour
Land Use ITE Code Area In Out | Total
Office {Commercial) i S 0 0 [0
internal Trips Adjust s S F -3 0 3
Additlonal Network Trips ey -3 o -3
_Condominiums {Residential Counted & o |7 | 1Az
internal Trips Adjusted” Units -26 -24 -50
Additional Network Trips i 45 47 92
Senjor Adult Housing (Residential) Counted & 12 25 25 50
Internal Trips | Agjustedt® e -9 -9 <18
Additional Network Trips 16 16 32
Low Rise Apartments {Residential) .37 -31 21, <62
internal Trips Counted Units 11 1 ) 32
Additional Network Trips -20 -20 -4
Shopping Center {Commercial) 492 492 | 984
Internal Trips 820 330,000 -24 30 | 54
Pass-By Tips S.F -85 -80 -165
Additional Network Trips 383 382 765
Hotel (Residentiai} - Counted & sl __ 8 5 i3
internal Trips Smer Adjusted!® Units -3 -2 -5
Additional Network Trips 5 ) 8
Church {Commercial) Counted & - 0 0 0
internal Trips Adjusted S F 0 0 0
Additional Network Trips s 0 0 0
Trips Generated 565 562 1127
Interna! Trips -54 -53 -107
Pass-By Tips -85 -80 -166
Tatal Additional Network Trips 426 429 858

Motes:

{t) Az Clackamas Coumty request, ITE rates were adjusted based on caliected fild data in the Portiand Metra ares

Saurce: ITE Trin Generation Mantal, 8 Edltian

Eagle Landing Traffic Impact Analysis

158

Page 25




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 differant 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 law, the
corresponding trips were assumed to have the same distribution as the Commercial trips.
Table 13 depicts the assumed trip distribution. One minor madification to the VISUM
distribution was implemented during the PM peak period. Due to the presence and extent of
southbound queuing on 82™ Avenue, all site generated trips accessing 82™ Avenue via
Manterey Avenue were assumed to cross over 1-205 at a Incation farther north and use either
Bob Schumacher or Stevens to access the site

Table 13. AM & PM Pealk Trip Distribution Percentages for the Proposed Development

Resldential Percentages Commercial Percentages
AM PM AM Pl

Road Segment N auTt N ouT IN ouT 1N out
North on SE Stevens Road 0 D 11 11 0 0 9 10
North on 5E Bob Schumacher Road 38 33 22 16 7 10 11 &
North on 82™ Avenue Via Monterey 0 15 0 0 ) 5 0 0
West on Monterey Past 82 Avenue 5 4 8 g 1 1 2 3
South on 82" Avenue Via Monterey i 4q 0 0 0 0 0 0
South on 93" Avenue Via Sunnyside 5 4 0 6 2 3 a 2
Clackamas Town Center Via Sunnyside 12 9 11 12 5 8 9 5
West On Sunnyside 0 [¢] 0 o) 7 9 4 4
South on [-205 via the Sunnyside Interchange 0 15 7 13 15 15 g 16
West on Sunnybrook Boulevard 0 0 5 a 1 5 & 3
East on Sunnybrook Boulevard 0 0 3 0 2 0 2 1]
North an {-205 via the Sunnyside Interchange 16 0 10 11 21 15 16 10
Haspital Access 5 5 5 5 2 8 6 8
Shopping Center Access 0 3 5 4 0 0 0 0
East on SE Sunnyside Road 14 b 7 10 36 20 25 a3
East on SE William Otty Road 5 2 4 4 1 1 1 1

Soyrce: Melro Regional Travel Demand Fardcasts {VISUM)

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 AM and PM peak hour
trip distribution percentages. Figure 12 depicts the total Midday site-generated trips.
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Tahle 14. Midday Trip Distribution Percentages for the Proposed Development

Residential Percentage | Commercial Percentage
IN ouT iN QuT
Morth on SE Stevens Road 12 11 9 10
Morth on 5€ Bob Schumacher Road 22 16 11 6
North on 82™ Avenue Via Manterey - o 0 0 0
West on Monterey Past 82" Avenua & 8 2 2
South on 82" Avenue Via Manterey 0 0 0 0
Shapping Center an the north Side of £ Sunnyside Road 5 4 0 C
South on 93" Avenue Via Suanyside 0 [ i 2
Clackamas Town Center Via Sunnyside 11 12 9 5
Waest On SE Sunnyside Road 0 0 L 4
South on 1-205 via the Sunnyside Interchange 8 13 9 16
East an SE Sunnybrook Baulevard 3 a 2 o]
West an SE Sunaybrook Boulevard S 0 6 3
North on 1-205 via the Sunnyside Interchange 10 11 16 10
Hospital on the south side of Sunnyside Road 5 5 6 8
Ezst on SE Sunnyside Road 7 10 25 EE]
Ezst on SE William Qtty Road q 4 1 1

Source: DEA syrithess of AM and PAS Metro Reglonal Trave! Bemond Forecosts (VISUM)

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 15 depicts the intersection mitigations that would be required for the net increase in
traffic demand associated with the proposed Eagle Landing development to nat 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/SimTraftic outputs are contained in Appendix H.

During the AM peak hour all study area intersections are expected to aperate at LOS D or
better.

During the Midday peak hour the intersection of Sunnyside Road at 82™ Avenue is expected to
operate at LOS F but with slightly less delay than under the background conditions. All ather
study area intersections are expected to operate at LOS E or better.

During the PM peak hour, the intersections of Sunnyside at 82 and Monterey at 82™ are
expected to operate at LOS F; however, the additional trips generated by the proposed Eagle
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Landing development thal 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 befter, The intersections
of Sunnyside at 1-205 southhound and Sunnyside at 1-205 northbound are expected to aperate
with V/C ratios af 0.94 and 0.93, respectively. This is below the background canditions where
the twa 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 far 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 intersectian is to capacity, the larger the variance in the SimTraffic madel runs.
The queue length differences at the intersection of 82" Avenue at Sunnyside Road can be
contributed to model variation.

The southbound left turn at the intersection of Sunnyside Road and the I-205 sauthbound ramp
terminal is expected to exceed its available starage length in the Midday peak period under
build conditions with & queue length of 475 feet, but vehicies exiting [-205 would still have
plenty of time far perception, reaction, and braking distance.

The Eagle Landing develapment 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 nat create any safety issues at this intersection.
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Table 15 2035 Buﬂd Co ndltlons Queue Lengths by Mouament

. 11 e 10 gﬁﬁllaﬁlg
gnt | : iintartechion | .storags
225 225 150 150 .
&50 230 200 - -
275 100 75 235 -
350 a2 175 2715 -
475 250 300 - Stevens @ 170
sunnyside @ W8R 5 175 125 - Shop Entrance’™ -
82nd Avenue NEL 250 200 200 175 -
NBT >1000 750 450 - 130
NBR 25 215 275 175 =
SaL 128 125 150 80 -
SBT >1000 >1000 225 - 285
5pR 125 175 125 95 -
EBT 250 200 125 - -
EOTR 250 200 a0 = 175
Sunnyside & WBL 125 - 150 125 150 . -
93+d Ave WBT 175 | 13 | 20 : g‘d":e""“a(f‘;‘,’.‘.’ «
NBL 375 235 350 - :[1}
NBR 200 100 100 - -
EOT 475 300 175 - 250
EBR 75 128 5 - -
WL 175 250 275 200 100
Sunnyside ® war 425 700 450 - =
1-205 SB fiarnp ShL &25 475 425 430° 500
SBETR 326 a75 350 - s
SBR 75 400 125 450 B0
EBL | 325 375 250 175* :LZ"“""" e 275
\.E!BBTI' ' ﬁ ::g i;g N Schumacher™ i
sunnyside @ WBR 175 750 ke - 130
1205 NB Rarmp NEL s | 200 300 300 -
NALTR ! 300 250 775 - 150
MNBR 200 175 675 - -
ERL 475 300 SO0 425* Montem}( ® -
EBT 625 275 825 - Stevens” -
EBR 100 15 50 175 -
WBL 150 150 150 170 300
wer <00 575 >1000 - -
WBR 300 250 350 10 Cavsey & 300
s b NeL | 150 | 2% 75 - [stevens® .
NBTR 175 150 75 - 100
S8L +00 225 250 190* 200
SBT 550 450 500 - -
S8R 20 | 20 | 275 150 gﬂ;‘ﬁ* » -
EBL 175 - 100 a -
aw | = - a0 B s b .
Jalley Vie
:::_IE 27550 : ::5 ll-l] Terraze!! :
3‘;}:"4‘1"‘:;@ WaTR | 325 - 425 - &
Te’;a ce NBL 75 - 75 50 200
MNETR 50 - 50 - 200
sBL 150 ’ 100 100 [funnybrock® -
SaTh 3 g FnY - SH 1205 Ramp™! )
EBL 25 50 25 ~ -
EBTR 225 150 100 - 200
WHL 550 375 125 395¢ 200"
Monterey @ WATR >1000 200 140 - &
82nd Avenue NBL 27TS 125 175 150 ik @ -
NeT 75 350 300 ~ i Rarap® 200
NBR 7% 100 150 150 -
Molet: (1} Iha slomge langtit far Ehese mefvetnents duly PEMJ g 10 0re of e Two N res 300
€2} This Intersaction ot anatysed during the Mid-Day paak geriod 500
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5.4.2 2035 Total Traffic Corridar Operations

As can be seen in Tahle 16, all corridors in all time periods would operate at LOS E or better. |t
should be noted that the southbound Bob Schumacher/Stevens corridor is expected to operate
at 11 mph instead of 3 mph in the background conditions.

Table 16. 2035 Total Traffic Corvidor Operations

sunnyside Carridor Bohb Schumacher/Stevens Carridar
Al MO P AM PM

Direction Speed | 1OS |Speed| LOS |Speed| LOS | Speed L0S Speed LOS
Westbound/Narthbound | 21 D 14 E 23 C 19 C 16 D
Eastbound/Saouthbound 30 B 8 | D 25 B 19 “ 11 E
Neotes:
Results genetated with the use of SimYralfic,
Arteriat LOS worksheets from SimTraific can be found tn Appendix C.

Eagle Landing Traffic impact Analysis fage 30

169



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
recommendatians:

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 intersectians:

» 82" Avenue at Sunnyside Road (Midday and PM),
» 82™ Avenue at Monterey Avenue (PM),

At these intersections, additional traffic added by the proposed development waould result in no
measurable change in either V/C ratic or delay when compared with Background Conditions.
Because conditions do nat worsen aver the Background, the requiraments of the
Transportation Planning Rule are met and the proposed develapment would have no impacts at
these locations.

6.1.1 Existing Conditions

The only intersections to aperate at LOS F under existing conditions are the intersections of
82"? Avenue at Sunnyside Road and 82™ 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 expectad to operate outside of jurisdictional standards:

82" Avenue at Sunnyside Road {Midday and PR)

82" 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 Bohb Schumacher Road {PM)

Stevens Road at Causey Avenue (PM)

Monterey Avenue at Bob Schumacher Road (PM)

Sunnybrook Boulevard at I-205 southbound ramp (AM and PM)
Sunnybraok Boulevard at 1-205 northbound ramp {AM and PN}
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6.1.3 2035 Total Traffic

The intersection of 82" Avenue at Sunnyside Road would fail to meet Clackamas County and
DDOT standards in the PM peak hour and fail ta meet Clackamas County standards in the
Midday and PM pealc hours, due to over capacity operations causing large gueues to form
approach this intersection in bath the north and southbound directions. The intersection of
82" Avenue at Monterey Avenue would fail to meet Clackamas County standards in the Midday
and PM peak hours due to the southbound queue fram 82™ Avenue at Sunnyside Road
extending northward through this intersection and causing it to fail. However, because these
intersections wauld not measurably worsen between hackground and total conditions, no
impact from the proposed development is anticipated.

The intersection of Sunnyside Road and the 1-205 northbound ramp would faif 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
{summarized in Figure 15} and therefore no impact from the proposed development is
anticipated. d

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
addrassing transportation planning. OAR 6560-12-0060 addressed Plan and Land Use
Amendments and requires that allowed land uses are consistent with the identified functian,
capacity, and performance standards (e.g. level of service, volume to capacity ratio, etc.j of the
transportation system. [f a plan or land use regulation amendment is cansidered to significantly
affect a transpartation facility, then the rules require the local government to adopt measures
to reduce the impacts.

A descrigtion 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 unincarporated Clackamas County. This creates @ more complex dynamic when
addressing current and proposed zoning. The proposed zaning {for both jurisdictions) will he
written to require a single Master Plan to be submitted to both jurisdictions for the project as a
whale, This way, all cumulative impacts will be addressed at once.

The proposed zoning does hot 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 livefwork 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-auta trips, and pratect air quality
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* Promote develapment patterns which use land efficiently and support transpartation
investments

» Transition towards more intensiva use of land through infill and redevelopment, and
phased development of infrastructure and urban design improvements

e Accommodate and encaurage appropriate land uses in the Regional Center and along
Corridors

The existing and proposed zoning for both Clackamas County and Happy Valley are presented
below,

CLACKAMAS COUNTY ZONING

Existing: The portion of land within the study area under Clackarmas County jurisdiction is
currently zoned High Density Residential {HDR) and Regional Center Special High Density
Residential (RCHD).

Clackamas County Zoning and Development Grdinance {ZD0) states that within the HDR zoning, the
primory allowed uses are:

Muitifamily dwellings; three-family dwellings;

Two-family dwellings; congregate housing facilities;

Condaminivms, subject to Section 803;

Nursing homes, subject to Section 810;

Utility corrier cabinets, subject to Section 830;

Bed and breakfast residences and inns, subject to Section 832; aod

Wireless telecommunication facifities listed in Subsections 835.04(8) and {C) subject ta
Section 835.

amnmopo®m»

Clackamas County 200 states that within the RCHD zoning, the primary uses area:

Multifamily dwellings; congregate housing focilities;

Condaminiums, subject ta Sectior BD3;

Nursing homes, subject to Section 81C;

Utility carrfer cabinets, subject to Section 830; and

Wireless telecommunication facilities tisted in Subsections 835.04(8) and (C), subject to
Section 835.

monED

Proposed: This portion of the study area is praposed to be zoned as PMU-6 with no differences
in the allowed primary uses. PMU-6 is specifically designated for the Eagle Landing site and is
intended to do the following:

A. Create a quantifiable sustainable mixed use area with high employment and housing
densities, structured porking, and high amenitles in an urban design,

B. Create a distinct grea thot is accessible by a range of transportation modes,

C. Assure that the district is pedestrian accessible ond o quality pedestrian environment is
created, and

D. Pravide for assential 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).

Clackamos County 200 states that within the OC zoning, the primory olfowed uses are:

A,

D™

The following uses shall necupy office-type structures:

1. Business and professional offices, including fegal, financial, architectural, engineering,
governmental, manufacturer's representatives, property manogement, and corgorate
and administrative offices;

2. Grophic arts, printing, blueprinting, photo pracessing ar reproduction labs, publishing
and bookbinding services,

3. Llight monufocturing, assembly, research and development uses thot hove physical end
operational requirements which are similar to other office uses allawed In tiis district;

4. Banks, credit uhions, and sevings and loan, brokerage, and other financlal institutions;
5. Business services such os duplicating, phatocopying, mailing and stenographic services,

employment agencies, business managerment services, notary public, office ond
communications equipment ond service, and real estate offices;

6. Any use that the Planning Director finds to be similar to one or more of those specified
gbove and cansistent with the Comprehensive Plan ond the purposes of Section 507. A
request for o determination under Subsection 507.03(A)(8) shall be pracessed as an
Interpretation pursuvant to Subsection 1305.03.

Colleges, educationo! institutes, and trade schools; arl, music, ar dance studios; rodio and
television studios, excluding transmission towers;

Galieries and museums; small-scale (seating copacity up to 500) assembly or convention
facilities, and theaters for performing arts; exhibition halls, libravies, senior centers ond
fraternal organizations;

The following service cornmerciol uses may be provided within an OC development, up to o
muaximum of 20 percent of the gross floor area of the development. Service commercial uses
ore glowed only in conjunction with another primory use and must be estoblished
concurrently with, or after, another primary use:

1. Personal services such as laundry, dry cleaning, tailor, borber and beauty salons, shoe
repair, photo processing services, and tenning salans;

2. Cafes and delicotessens which serve at leost breakfast ond/or lunch; and catering
services. No drive-thraugh window service shall be alfowed;

3. Videa sales and rentols;

4. Bakeries; ond

5. Any use that the Planning Director finds to be similur to one or more of those speclfied In
Subsections 507.03(D){1) through (4) ond consistent with the Comprehensive Plan ond
the purposes of Sectlon 507. A request for a determination under Subsection
507.03(D)(5] shall be processed as on Interpretation pursuant ta Subsection 1305.03;

High density residential, subfect to Section 303;

Bed and breakfast residences and inns, subject to Section 832;

Parking structures and aveas which serve developments lacated within the OC district or a
pork-and-ride; tronsit stations and bus shelters; and

H.  Wireless tefecommunication facilities listed in 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:

. Commercigl - Retail Uses

. Cammerciol ~ Offices

. industrial

. institutional

. Civic Uses

Orher fincluding resldentiol}

R NG IR B e B~ I

6.2.2 Compuarison of Trip Generation

Twa 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 cut of the proposed zoning. The
currently assumed mix and density of land uses preposed for the Eagle Landing mixed use
development represent a reasohable worst case build-out scenario for the proposed zoning.

Table 17 is disaggregated between the two governing jurisdictions, while the propnsed zaning
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 eurrently 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 remalin in place.
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Table 17. PM Peak Driveway Trip Generation far Bulld-Out under Existing Zoning

Governing Jurisdiction and |TotalLot| Maximum ITECode | Existing Zonlng
Current 2oning Code Size | Leasable Area Assumed Land Use iIn | Dut | Total
i [Office 710 [ 128 | 623 | 751
AT | ntemartips® 13l 92
City of Happy Valley 215 Additional Networl Trips 115 | 614 | 729
Zaned Office B Shopplng Center [ 820 [ 401 | 434 | 835
Cammercial 150,000" Internal Trips™ | 21| 28 | 43
. [ passByTrips™ 129 | 138 | 267
Additional Network Trips 251 | 268 | 519
Clackamas County 1239 |Condominums | 230 | 48 | 24 | 72
Zoned: Reglonal Center 9.5 Acres s Internal Trips'”l 16 | 13 | 28
High Density Additional Netwark Trips 32 11 43
Clackamas County 121,000 Chwrech | Adjusted | 160 | 203 | 363
Zoned: High Density 4.9 Acres o internal Trips™  |Fieldpatal 0 | 0 | 0
Residential T Additional Netwaork Trips 160 | 203 | 363
Trips Generated 737 |1284 12021
internal Trips™ 50 | 50 | 100
Pass-By Trips 429 | 138 | 267
Additional Network Trips 558 | 1096 | 1654
Notes:

Pass-by Urip were calculated with the methcdotogy used in chapter S of the ITE Trip Generation Handbook, Bth Edition. The associated
pass- by percentage, calculated fram the fitted curve equation in figure 5.5, was 25%

Intarnal lrips wete calculated using the methodology Ls2d in chapter 7 of the ITE Trlp Generation Handbook, 8™ Edition

The portion of land currently under The Clty of Hapay Vallay Jurisdiction is currently approved for 750,000 sq. it of office {commereial)
with up to 20 percent Retall,

(4)  The 4.9 Aeres of land currently under Clackamas County Luisdiction 15 2oned a5 HDR allowlag for up to 25 dwelling units per acre.

Source: ITE Trip Generglion Monuai, 8" Edition

1

(2)
(3}

Tahle 18 summarizes reasonable warst case assumptions for full build out. The proposed
roning would increase the total PM peak hour trips by 65 percent, while the additional network
trips would anly increase by about 50 percent. These additianal trips would be added ta the
street netwarlk, increasing overall demand cn 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 henefit is also reflected in some of the individual uses, Five times
the number of allowed dwelling units would be allowed while the tatal 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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Tahle 18. PM Peak Driveway Trip Generatlon for Build-Out under Praposed Zoning

Maximum Proposed Zaning
T Leasable
§ = Area Land Use ITE Code n Dut Tata)
- Office’ 128 623 751
& P8 Internal Trips™ 710 28 3 51
T g T Additional Network Trips 99 601 700
= 245 Condominlums - 209 103 312
g 5 el internal Trips 230 63 61 130
o - Additional Network Trips 140 42 182
s 2 . Senior Adult Housirg 7 5 12
E' S fz L;lri? Internal Trips'? 252 2 2 £
§ E ; s Additional Network Trips 5 3 B
" = *é Shopglng Center? 873 946 1820
£ 8 5| 430,000 Internal Trips™) ] - 92 107 199
g @ @ 5. F. Pass-By Trips * 195 210 405
,_S a E Additional Network Trips 586 629 1215
o K 120 Hotel . 38 33 71
=i e Internal Trips™) 310 12 11 23
§ ‘é Additional Network Trips 15 22 47
g9 | 1100 PR Adjusted 199 203 2=
2w < F Internal Trips"" Field Dat 0 0 0
£ 4 “™ ['Subtotal Driveway Trips et 160 203 363
z 7&3 Additional Network Trips 1415 1913 3328
a = Interna! Trips"™ 204 203 408
2 = Pass-By Trips 195 210 405
Additional Networl Trips 1015 1500 2515

Notes!

{1} Pass-by trlp were calculated with the methodology used In cl-apter S of the (TE Trlp Generation Handboak, Bth Edition. The
associated pass-by pereentage, calculated from the fittad cuerve equation In figure 5.5, was 25%.

(2} Internal trips were calculated using the methadology used In chapter 7 of the [TE Trip Gene-ation Handboak, 8™ Edition

{3]  The pertion of fand currently under Tre Cily of Happy Valley Jurisdiction Is currently appraved for 750,000 sq. ft. of office

{commercial) with up to 20 parcent Retail.
{4} The 4.9 Acres cf tand cur rentiy Lnder Clackamas County Jurisdiction ks zoned as HOR aflewing far up to 25 dwelling units per acre,

Suurge: ITE Trig Genetation Mandal, & Editlon
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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 (1)(c):

... A plan er 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 T5P. As part of evoluating projected conditions, the amount of traffic
projected to be generated within the area of the amendment may be reduced if the
amendment includes nn enforceable, ongoing requirement that would demonstrably
limit traffic generation, including, but not limited to, transpartation demand
management. This reduction may diminish or completely eliminate the significant effect
of the amendment.

{A) Types or levels of travel ar access that are inconsistent with the functional
classification of an existing ar planned transpartation facility; (NOT APPLICABLE])

(B) Degrade the petformance 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 profected 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 vne or a combination of a number of measures outlined in subsection (2)
of 660-12-0060. Mitigation measures praposed in this traffic study for the propased 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 intersectlons to either operate within jurisdictional standards, or to have improved
performance over that of the background conditions.

Eagle Landing Traffic Impact Analysis 177 Page 38



Under subsection (3):

... @ lacal government may approve an amendment thot would significantly affect an
existing transportation focility without assuring that the allowed land uses are consistent

with the function, capacity and pecformance standards of the focility where:

{a) in the absence of the amendment, plonned transportation facillties, improvements
and services as set forth in section (4) of this rule would not be adequate to achieve
consistency with the identified function, copacity or performance standard for that
Sacility by the end of the planning period identified in the adopted TSP; (APPLICABLE)

(b) Development resuiting from the amendment wifl, at @ minimum, mitigate the
impacts of the amendment in a manner that avoids further degrodation to the
performance of the facifity by the time of the development thraugh one or a combination
of transportation improvements or measures; {APPLICABLE)

{c) The omendment does not involve property located in an interchange area as defined
in paragraph (4)(d){C); (NOT APPLICABLE) and

(d) For affected state highways, ODOT provides a written statement thot the proposed
funding and timing for the identified mitigation improvements or measures are, at o
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 u proposed amendment in a manner that provides ODOT
reasonable opportunity to submit a written statement into the record of the local
government praceeding, 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 lond uses would affect or be tonsistent with planned
transportation facilities as provided in sections (1) and (2), focal governments shail 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 locol stondords or detailed informotion about the vehicle trip
reduction benefits of mixed-use, pedestrian-friendly development, local governments
sholl assume that uses located within o mixed-use, pedestrian-friendly center, or
nefghborhood, 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, pedestrion-friendly development. The 10% reduction allowed for by this
section shall be availoble anly if uses which rely solely on auto trips, such as gas stations,
car washes, storage focilities, 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
avollable and presented to the local government. Local governments may, bosed on such
information, allow reductions greater than the 10% reduction required in subsection (o)
above; (APPLICABLE)

(e} Where a local government assumes or estimotes lower vehicle trip generation as
provided in subsection {a} or (b) above, it sholl 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 ond access to tronsit as provided for in OAR 660-
012-0045(3) and {4). The provision of on-site bike and pedestrian cannectivity and access
to transit may be accomplished thraugh application of acknowledged ordinance
provisions which comply with OAR 660-012-0045(3) and (4) or through conditions of
opproval or findings adopted with the plan amendment that assure complionce with
these rule requirements at the time of development approval; (NOT APPLICABLE) and

{d}) The purpase of this secticn is to provide an incentive for the designation and
implementation of pedestrian-friendly, mixed-use centers and neighberhoods by
lowering the regulatary borriers to plan amendments which accamplish this type of
development. The octual trip reduction benefits of mixed-use, pedestrian-friendly
development will vary from cose 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 plaps and
development patterns. Nothing in this section is intended ta affect the application of
pravisions in tocal 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 ordet to help ensure compliance with subsection (6)(b),it is suggested that the proposed
map amendment to rezone the subject site from Office Commercial {OC) to Regional Canter
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 for TPR 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 Boh Schumacher.

o 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 Flgure 10 (the conceptual leasing plan).

Mitigate adverse intersection operations as shown in Figure 15 and described below:

The southhound 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-
20S ramp terminal, currently has a dedicated left-turn lane, a shared left-through lane
and a dedicated right-turn Jane. The proposed lane canfigurations 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, Bab 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 lang would also need to be added to the westhound approach,
A second dedicated left-turn lane would be needed on both the narthbound 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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MEMORANDUM
January 30, 2012

Dan Johnson, Clackamas County
Michael Walter, City of Happy Valley

Josh Anderson P.E., PTOE

Addendum to Eagle Landing Traffic Impact Analysis

VERLO00000013 — 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
(TTA), 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 I-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:
e 82" 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.

e  Sunnyside Corridor

o At93" Avenue (ODOT modification)

=  Slight modification in splits to accommodate new traffic patterns
o At southbound I-205 Ramp (ODOT modification)

= Slight modification in splits to accommodate new traffic patterns
o At northbound I-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 maodification)

= Change from split phasing to protected phasing

2100 SW River Parkway Portland Oregon 97201 Phone: 503.223.6663 Facsimile: 503.223.2701

Exhibit 4



Addendum to Eagle Landing Traffic Impact Analysis
January 30, 2012

Page 2

O

= 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
At Valley View Terrace (DEA modification)
=  Change eastbound left-turn to lead
= Slight modification to splits (add 4 seconds to side street max)

e Bob Schumacher Corridor

O

O

O

At shopping center access
= Same as existing
At Stevens Road (DEA modification)
=  Adjust splits to accommodate new traffic patterns
At Monterey Avenue (County requested modification)
= Change from split to permitted east/west phasing at Counties request
»  Adjust splits to accommodate new traffic patterns

e Sunnybrook Boulevard Corridor

®;

®;

At southbound 1-205 Ramp
=  Same as existing

At northbound 1I-205 Ramp
= Same as existing

Proposed Roadway Mitigations
The proposed roadway mitigations are shown in Figure I at the end of this memorandum and listed in the
following bullets.

e Sunnyside Road at I-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.

e 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.

e 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.

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.

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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e 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 left-turn
lane.

Operational Results

This section summarizes the future year 2035 operations of the updated Eagle Landing Traffic Impact Analysis.
At the request of ODOT, six intersections were analyzed in the AM peak hour, 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:

o 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:

e Allsignalized 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 82™, 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 82" Avenue, which
operate at LOS F due to a standing southbound queue emanating from the intersection of Sunnyside at
82" Avenue and extending back through the intersection of Monterey at 82™ Avenue. Overall delays are
similar to that of the no build scenario.

¢ 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

Sunnyside Corridor Bob Schumacher/Stevens Corridor
PM PM
Direction Speed LOS Speed LOS
Westbound/Northbound 23 C 18 D
Eastbound/Southbound 28 B 12 E

Notes: Speed results generated with the use of SimTraffic
LOS obtained from HCM Urban Street LOS Tables assuming class 2 for Sunnyside and class 3 for Bob Schumacher. .

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 I-205 interchange ramps and the Sunnyside/Stevens intersection
suffering from notable less congestion and queuing.
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onditions Queue

Table 2. 2035 Amended Total C

Lengths by Movement

: r i - 2 2
EBL 225 5 EBL 25 = E
EBT 525 - = EBTR 75 5 s
EBR 275 . 235 WBL 100 . .
WBL 350 = 275 WBTR 100 - -
waT 450 . C :;Z‘:"S @ NBL 125 - 170
Sunnyside @ WBR 175 - - Enirancai NBT 250 - -
82nd Avenue NBL 250 - 175 NBTR 275 = s
‘ NBT >1000 - - 58L 125 - 130
NBR 225 - 175 SBT 700 - 2
SBL 125 s 80 SBTR 650 . g
SBT >1000 . 2 EBL 50 - 285
SBR 125 - 95 EBT 325 - -
EBT 250 125 - EBTR 350 - -
EBTR 225 75 g WBL 75 . 175
Sunnyside @ WBL 125 100 150 WBT 425 . -
93rd Ave WBT 75 125 i :zz‘:::c@:e?‘(’z? WBTR 525 - .
NBL 350 350 - NBL 75 - 80
NBR 100 50 = NBTR 75 ) s
EBT 200 200 = SBL 300 - 250
EBR 50 25 - SBLT 425 = -
E— WBL 275 200 200 SBR 150 - 300
L Bt WBT 425 175 « EBLT 150 E -
SBL & SBLT 300 325 450* £BR 100 . 500
SBT 200 200 = WBLT 75’ - -
SBR 100 250 450 WBR 50 5 80
EBL 175 25 175* g’;‘;"terey @ NBL 75 s 275
EBT 125 150 - ) NBT 225 - -
Schumacher
— WBT 400 250 - NBTR 250 - -
ST B R WBR 175 25 - 58L 125 2 150
NBL 125 100 300 SBT 150 . g
NBLTR 150 125 - SBTR 150 - 150
NBR 200 350 - EBLTR 125 - -
EBL 400 425 225* Monterey @ WBLTR 150 . .
EBT 475 400 = Stevens® NBLTR 150 - -
EBR 125 150 175 SBLTR 75 . 4
WBL 150 150 170 EBL 200 - 300
R WBT 400 525 2 EBTR 200 5 5
- S WBR 225 350 100 Causey @ WBL 50 = 300
NBL 150 75 - Stevens WBTR 100 - -
NBTR 200 100 = NBL 25 . 300
SBL 375 125 190* 58L 50 5 200
58T 550 150 . EBTR 50 = E
5BR 250 200 190 ':;‘l’j’;z?ﬁy e WBLT 2 . -
EBL 175 = 300 NBLR 50 : 5
EBT 275 = . A EBLTR 150 = =
EBTR 325 . . \‘Z 'I'l':/"\‘/g;tly @ waLtr 75 . .
T WBL 75 - 100 e NBLTR 125 - -
il Vi WBT 250 = 5 SBLTR 50 % -
Tt ¥ WBTR 300 - . EBT 350 75 E
NBL 75 - 50 EBR 250 25 200
NBTR 50 - = Sunnybrook @ WBL 225 225 200
5BL 150 5 100 B 1-205 WBT 125 175 E
SBTR 975 . . Ramp® SBLT 300 225 -
EBL 375 - - SBT 325 225 0
EBTR 400 - - 5BR 175 100 200
— WBL 550 - 395* EBL 150 50 200*
SRS WBTR >1000 - . EBT 225 75 -
NBL 175 = 150 WBT 200 200 -
NBT 525 - N Sunnybrook @ NBL 175 175 200
NBR 150 - 150 ::;;9,5 NBLT 250 300 .
Notes: (1) The storage length for these movements only pertains to one of the 275
two lanes NBT 200 500
(2) This intersection not analyzed during the Mid-Day peak period NBR 125 50 500
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MEMORANDUM

DATE: February 28, 2011

To: Mr. Neil Nedelisky
VERITAS INVESTMENTS

FROM: Brendan Bucldey

JoHNSaN REID, LLC

Supjeer:  Analysis of Employment and Impacts of Mixed-Uses at Eagle Landing Development

JonKsaN REI 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 Caunty. 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 vrban center, with opportunities for living, employment and shopping all on-site. In
addition, the site is well-located ta leverage the existing Clackamas Town Center shopping and
emplayment hub, Nearby transit and the freeway offer access to and from the rest of the region.

Based on the analysis summarized in this memo, JOHNSON REID concludes that creating an integrated
mixed-use center should improve employment levels and overall success of the development, in
camparison to developing the parcels as segregated uses based on current zoning.

l. EMPLOYMENT

JonnsoN Ruln performed an analysis of potential employment levels at Bagle Landing under the
currently approved segregated-use program, and under the proposed mixed-use program. The
estimates of employment are hased an the amount of new real estate space proposed under the two
scenarios, and the average squarve 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 estimatad 660 employees, or
28% more than uuder the currently approved segregated uses.
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Ficure 1: COMPARISON OF POTENTIAL EMPLOYMENT

Currently Approved Uses: Estimated Employment

Real Estate Category 5q. Ft. S¢j. Ft.f Empl. Es;::‘;zi::f
Office: 600,000 300 2,000
Retail: 150,000 500 300
Institutional;? 78,000 2,000 39
Total: 828,000 2,339
¢ Church

Proposed Mixed-Use Development: Estimated Employment

‘ Real Estate Category sq. Ft. 5. Ft.f Empl, Es;::;zi::'
Office: 600,000 300 2,000
Retall: 430,000 500 860

Hotel: 120 rooms 80,000 0.5 emp!./room 60
Institutional:* 160,000 2,000 80

Total: 1,270,000 3,000

} Churck, suditorium, YMCA

Estimuted Guin In Employment; 661 28% —I

Sowrces: Johngan Reld, Urban Land Institute, Fishkind and Associates: "Orlando, FL Fiscal tmpact Analysis Model”

Due to the greater concentration of uses, the praposed mixed-use development has the potential to
house significantly more employment over a traditional development, offering more employment
opportunities to residents of Bagle 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,

Il. 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
designed to guide higher growth into designated areas called “centers” in order to relieve growth
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prassure on the region’s urban growth boundary, as well as existing neighborhoads.  The
designated centers are planned to achieve higher densities of housing and employment uses in the
fugure, and be served by strong multi-maodal transpartation options,

The designated centers araund the region range from “Town Centers”, to larger “Regional Centers”,
to Partland’s "Central City”. Each size of venter is envisioned to achieve increasing levels of mixed
uses and intensity of development ta support the Growth Concept.

In the case of Cagle Landing, the Clackamas Town Center area is already a designated Regional
Center, the largest type of center outside of the Central City. [t is the location of a large
cancentration of existing retail and employment uses.

Recently, Metro undertook a major assessment of growth policies and progress, in order o sel the
course for coming decades. Out of this planning effart, Metro's Chief Qperating Officer issued a
Community Investment Strategy discussing regional goals and recommendations towards achieving
them.

Taking this report as a puide, it seems clear that development of Eagle Landing as an integrated
mixed-use development within this Regianal Center, as upposed Lo a collection af traditional
sepregated uses, would better serve nultiple policy goals:

e “The region should make the maost of what we have with palicy and investment
actions that maintain and improve existing communities and protect our urban
growth boundary.” (Pg. 11)

e "[R]einforce existing downtowns, main streets and employmentareas...” (Pg. 13}

e "Make il easy for worliers to get to jobs by ensuring that a range of transportation
options - including transit, walling and biking ~ serve employmenl areas.” {(Pg. 16)

» “Loral governments should reduce... inefficiency hy working collaboratively with
their neighbors ta resolve issues that cut acrass jurisdictional houndaries.” (Pg. 19)

The report goes on to present the Amherglen plan in Hillsbore as a model case study. The
description of Amberglen would apply just as accurately to the proposed mixed-use Eagle Larding:

"Translormation of suburhan development;

e Creating intensive, mixed-use development;
e Achieving higherlevels of density close lo major employers;
e Providing liigh quality amenities and an urhan pedestrian environment;

e Supporting regionhal transportation infrastructure.” (Pg, 12)

(All quates are from "Community Investment Strategy: Building a sustainable, prosperous and equitable region”,
Metro, August 2010,)

The praposed development at Eagle Landing would add density and a mix of uses, all within a
wallable environment, near multiple transportation options, within an existing Regional Center
EAGLE LANDING MIXED USE [IEVELOPMENT ANALYSIS PAGES
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designated ta accommodate just this type of mare intense development. By focusing development
within the existing Center, it protects other lawer-density neighborhoods from additional growth,
while leveraging and building upon the extensive comumercial activity and transportation
investments already in the area.

. 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 develnpment form exist around the country, there has 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 an thig topic. Much of the
existing research is qualilative, bur provides good insights into the popularity and success of mixed
use development,

In addition, JOIINSON REID has condurted analysis in the past for Metro which examined the positive
impacts of a mirxed-use environment on residential property values. This study provided some
lessons relevant Lo Eagle Landing, which are discussed in more delail after the review of existing
research.

Why Mixed Use Development?

By some estimates, mixed-use development {ranging firom small to large scale) now accounts for
nearly 20% of development. Reasons cited by real estate professionals for the growing popularity
of mixed use development are:

»  The live-work-play environmeuit is convenient in a single location

s Desire to live and for work in a town center or “main street” enviranment

e Reducing traffic congestion, commute times

¢ Rising land prices are making mare density necessary

e The format is increasingly encouraged by public agencies?
Do Mixed Uses Increase Value?
Multiple sources cite teal estate professionals whose experience shows that a mixed use
environment adds value:

"There certainly is a value-added premium to mixed-use projects in terins 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 u significant amenity for everyane.”
[Emphasis added)

David Brainerd, Madisen Marquette development company?

P Vhe Couacept and Deivers of Mixed-Use Developmen®, Mictirel P, Neimica, 2007,
2 *Mixed-use: A Conversation with Wells Fargo”, Pizces Magazine Onliae, 2009
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The synergy of different uses warking together can increase the investment value and mavket value
of the project. In a well-designed mixed-use project each use generates additional revenue fram the
other uses {i.c. office users use the on-site shopping and dining, and laca) employees are a source of
additional demand for the residential space.) Similarly, the uses serve as amenities for cach other in
a broader sense (i.e. uses can share parking and infrasiructure, or benefit from exposure to the
visitors and customers of the other use types.)?

A stwudy prepared for the National Association of Industrial and Office Properlies attempted to
quantify the price premiums that can be achieved by oflice space in mixed-use development vs,
non-mixed use, The study found that in multiple markets there is a significant positive premium far
mixed-use real estate of as much as 10%, while in other markets the results were inconclusivet

Jaunson Rem has previously completed analysis for Metro demonstrating that some of the added
value found in mixed-use environments can he attributed ta the availability of amenities such as
dining. shopping and services within walking distance. The literature review also supported this
conclusion.

The 2007 Urban Living Infrastructure study employed a hedonic model to measure the impact on
residential values of specific commetcial offerings within a 1.5 hlock distance. The study 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 amenities have a substantive impact on
achievable residential pricing.

e The primary 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 unils within walking distance of a
commetcial concentration increases the viahility of that concentration, attracting a superior
tenant mix that then increases the premium for vesidential uses. Thus a virtuous cycle of
investment and reinvestment across all uses can he established .’

The implication of this study is that it is precisely the nature of a mixed-use development, having
multiple camplimentary uses in close proximity, which adds additional value to each separate use,
and makes the development as a whole more successful.

3 “hixed Use Development: A Review of Professional Literature” Joseph 8. Rabianski, ]. Sherwaod Clements, 2007
1 *Price Premivms and Mixed-Use Development,” Dominic F. Minadeo, 2009.

5> *Urban Living Infraseructure:. Aa Assessment of the Margisal Impact of Urban Amenities on Resideatial Pricing,
Exceutive Summary”, Johason Gardner, Melwo, 2007,
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While the enhanced property value of a mixed-use development benefits the developer or
investars, what ave the hroader implications of these findings for other stakeholders, such as the
jurisdiction or community in whicl the development is locoted? Some potential implications:

+ A mixed-use development has the potential to achieve greater density, more built form, at a
higher properly value relative to traditional development. This combination should
increase the property's assessed value, and therefore promise enhanced tax revenues
avertime for tocal tax districts.

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

* Higher pricing also makes certain types of development more feasible (such as greater
density and structared parking) that might not normally be feasible at lawer 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.

s To the extent that a master-planned developmenl can achieve synergy among the uses, with
each use enhancing the athers, such a development has the potential to develop and provide
the local benefits in a more timely fashion than segregated uses developing on different
parcels on different timelines.

IV. CONCLUSIONS FOR THE EAGLE LANDING DEVELOPMENT

Rased on the analysis summarized in this memo, JOHNSON RED 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 segrepated uses based on current zoning,

» Greater Employment Potential: The proposed mixed-use program will house more
employment over time than segrepated uses as currently approved or allowed on the
parcels as currently zoned. The expanded fluar plans of the proposed development can
accommodate over 600 additional jobs, or a 30% increase.

e In Keeping with Policy Goals: The praposed program is in keeping with local policy goals.
It 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 aptions to comhbine
live, work and play an-site.

o Integrated Mixed Uses Strengthen Each Other: A well-designed mixed-use envirpnment
each use benefits from the presence of the others while providing an amenity in its own
right. Because of this relationship, each use is more successful thau it would otherwise he,
For instance, all things being equal, employment uses should provide more and higher-
quality jobs than an equivalent development outside of a mixed use environment. In

EaGLy LANDING MiXED USE DEVELOPMENT ANALYSIS PAGEG
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addition, the disparate uses split costs such as parking, green space and other
infrastructure.

*  Mixed Use Pricing Supports Higher Quality Development: The higher pricing achievable
in mixed-use projects should support a higher quality of development, and attract higher-
wage employment and higher-end businesses to Lhe site. In addition, higher pricing males
larger buildings and structured parking mare feasible,

¢ Higher Values Benefit Local Jurisdictions: The higher value achievablg in a mixed-use
development translates to higher assessed property values and greater property tax
revenue for local taxing districts,

s Mastcr Plan Malces Full Build-Out More Timely and Likely: Approaching the entire site
as a master-planned development provides a unified vision and maore certainty for the full
build-out of the site, as well as a marketing tool for prospective tenants. The presence of a
larger vision facilitates the entire project moving forward, from planning to financing to
construction. While master-planned development can take many years of process prior to
breaking ground, it still commonly proceeds at a faster pace than piecemeal development of
many separate parcels, while praviding a more cohesive result.

EAGLE LANDING Mixio USE DEVELOPMENT ANALYS!S Face?
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Department of Transportation

[ l Region 1 Headquarters
I.%() 123 NW Flanders Street
Portland, Oregon 97209

John A Kitzhaber, MD,, Governar (503) 731.8200
FAX (503) 731.8531

February 3, 2012

Michael Walter, AICP

Economic & Community 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 diligently
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
mitigation 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
intersections in order to mitigate the impacts to the state system.

Please keep in mind, if there are changes to any of the recommended mitigations reflected in the
conditions, a formal change of conditions needs to be requested by the applicant. This will allow
ODOT to review the proposed mitigations for consistency 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. 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.

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 [-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.

o Exhibit 6



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.

Sincerely,

Gail Curtis, AICP
Senior Land Use and Transportation Planner

C: Avi Tayar, PE, ODOT
Marty Jensvold, PE, ODOT

Attach: Findings



‘Oregon |

Oregon Department of Transportation

Theodore R. Kulongoski, Governor ODOT Region 1
123 NW Flanders St
Portland, OR 97209 - 4037

. . ; Telephone (503) 731-8200
TO: Gail Curtis — Senior Planner pFAX 2503; 31-8259

Region 1 Planning

FROM: Avi Tayar, 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, 82™ Avenue to the west, and
Valley View Terrace to the east. Within the study area, ODOT’s jurisdiction includes
ramp terminals serving 1-205 at Sunnyside and Sunnybrook Roads as well as OR 213
(SE 82™ 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 82" Avenue) within the CRC Regional Center boundary is 1.1 during
the peak hour and 0.99 during the 2™ hour of the AM and PM peak period. The
affected 1-205 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 1-205 SB off-ramp at Sunnyside Road.

Future Background Conditions (2035)

According to the TIA, the northbound off-ramp at the 1-205 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 1-205 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:

“1-205 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 I-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 1-205/Sunnyside Road
interchange.

Conditions of Approval

A. Prior to development the applicant shall design and construct dual right-turn
lanes at the 1-205/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 I-205 and the 1-205/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 (603) 731-8221.
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Campbell M. Gilmour

Director
CLACKAMAS
COUNTY DEPARTMENT OF TRANSPORTATION AND DEVELOPMENT
DEVELOPMENT SERVICES BUILDING
150 BEAVERCREEK RoaD ORrReGoON CiTy, OR 97045
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 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.

. 503.742.4400 F. 503.74%%272 WWW.CLACKAMAS.US EXhlblt 7
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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. Atthe 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 "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.

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, signhal 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 Aor 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.

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

TRANSPORTATION SOLUTIONS

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)'
prepared by David Evans and Associates®. Based on our January 12" 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™. Based on input from ODOT? and Clackamas County”, 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 I-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

! 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

? Curtis, Gail, RE: Eagle Landing Zone Change/Reg. Center Boundary Adjustment email, ODOT, January 25, 2012.
* Tomasini, Michael. Phone conversation with Rick Nys, Clackamas County Traftic Engineer, January 25, 2012.

X:\Projects\2007\P07297-002-000 (Happy Valley On-Call)\2006\#235 - Eagle Landing\2012\Eagle Landing review letter - Jan

26, 2012.doc 204 . .
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NOTICE OF PUBLIC HEARINGS

CITY OF HAPPY VALLEY
PLANNING COMMISSION AND CITY COUNCIL

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 Notice is hereby given that the
el e e HAPPY VALLEY PLANNING COMMISSION will hold a
Oregon voters on November PUBLIC HEARING on
3, 1998. Ballot Measure 56 TUESDAY, FEBRUARY 14,2012 at 7:00 p.m.
requires the City to print the and
Eauing senence; Oy HAPPY VALLEY CITY COUNCIL will hold a
ity has determined that
adoption of this ordinance PUBLIC HEARING on
may affect the permissible TUESDAY, MARCH 6, 2012 at 7:00 p.m.

uses of your property, and
other properties in the

afffected zone, and may The hearings will be held at the Happy Valley City Hall
change the value of your 16000 SE Misty Drive,
property.” 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-
11/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:

e Happy Valley Comprehensive Plan Policies;

e Happy Valley Land Development Code

e Metro Urban Growth Management Functional Plan; and,

e Oregon Statewide Planning Goals and Statutes.

Assistive Listening Devices (ALD) are available for persons with impaired hearing and can be scheduled for this meeting if

requested at least 72 hours prior to the meeting. To obtain such services, please contac . .
Marylee Walden, Citpdecorder, at 503.783.3800 Xhlblt 9
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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 14" 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 6" 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-10-11/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-10-11/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
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JEFFREY L. KLEINMAN
ATTORNEY AT Law
THE AMBASSADOR
1207 S.W. SixTH AVENUE
PorTLAND, OREGON 07204

TELEPHONE {503) 248-0808
Fax (503) 228-4529

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/L.DC-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

ce: client
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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:

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;

Decision on Master Plan Review, File No. Z0227-03-AA (Eagle Landing),
dated May 29, 2003;

Final Order for Eagle Landing Golf Clubhouse, Case No. Z0840-03-SL., dated
February 25, 2004;

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

Final Order on Remand Approving Mt. Scott Village (now known as Eagle
Landing Phase II), File No. Z0563-99-S1., dated April 23, 2003.
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Moo Tk 1) ¢y 11 MakDane-Principal |
B 13005 SW Foothill Drive

| | Portland, OR 97225

o " Phone: 503.332.7167

Fax: 503.641.5352
M e moO

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 | think of these three uses together | tend to think strip mall. Maybe
that's not the case, but is perhaps cause for concem. 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 & 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-tum 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 altemately, other
improvements may better serve the fravelling 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
fransportation 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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® Page3 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 jissues.”

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 cily to invenlory 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 | 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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these requirements with the proposed mitigation. But that 82" 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”.

| 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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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 1* 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 1% 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 ‘E’ for the 1% 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 82™. 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 (PN),

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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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

[::2]

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 fo 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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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 | 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 AlCP
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JEFFREY L. KLEINMAN
ATTORNEY AT Law
TOE AMBASSADOR
1207 S.W. SIxTH AVENUE
PORTLAND, OREGON 07204

TELEPHONE (503) 248-0808
Pax (503} 228-4529

February 21, 2012

Yia email (MichaelW@ci.happy-valley.or.us) and telefacsimile(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-10-11/I.DC-08-1 1- Eagle Landing Mixed Use Concept

Dear Mr. Walters:

Trepresent Allen Woodell, Trustee; owner of the properties known as Two Town
Center and Three Town Center, ilnmediately 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 rot 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. IV 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 ils recommendation to the

City Council.
- Thank you again for your assistance and your efforts in this matter.

Very truly yourS,

JLK:cme
Enclosure
cc: client

Bill Cox, Esq.
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Subj: Retaining 16.36 as written

Date: 2/21/2012 12:30:44 P.M. Pacific Standard Time

From: wecox@landuseattorney.com

To: MichaelW@ci.happy-valley.or.us, KisinmanJL@@aol.com
CC: cecorliss@angeloplanning.com

Michael

Because the applicant remains concerned about the
potential for unintended consequences resuiting 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'li leave it to your professional judgment.
Regards,

Cathy
This email is privileged and confidential. Do hat 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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Page 1 012

Subj: Re: Request to add language to conditions-Eagle Landing
Date: 212112012 10:01:48 A.M. Pacific Standard Time
From; Kleinman.JL @aol.com
To: weeox@landuseattorney.com
CC: MichaelW@ci.happy-valley.or.us
Bill,

I understand that, but there are prior protections that must not be eliminated. | will look the regulatory
scheme over again shortly.

Jeff

Jeffrey L. Kieinman

Altomey at Law

The Ambasgsador

1207 SW Sixth Avenue

Portiand, OR 97204

Tel (503) 248-0808

Fax (503) 2284529

In a message dated 2/21/2012 9:59:27 A.M. Pacific Standard Time, wccox@landuseattorney.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, KlginmanJi@aol.com wrote:

Bil,

When 1 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 havea any thoughts on this?

Bill, have you and the city resolved anything on retaining part of Ch. 16.36?

Joff

Jeffrey L. Kleinmnan
Altorney at Law

The Ambassador

1207 SW Sixth Avenue
Portland, OR 97204
Tel {503) 248-0808
Fax (503) 228-4529

In a message dated 2/21/2012 9:26:47 AM. Pacific Standard Time,
weecox@landuseattorney.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, %012 AOL: Kleinman]JL
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additional obligations to what we can
expect without them. | note that the
requested additions relate only to
buffering, setbacks, drainage, and bicycle-
pedesirian 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. H 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 ervor, please advise the sender by
reply emall and immediately delete the message and any attachments without copying or disclosing the

contents. Thank you.

Tax Advice Notice: IRS Circular 230 requires us to advise you that, if this communication or any attachment
contains any tax advice, the advice is not intended to be used, and cannot be used, for the purpase of avoiding
federal tax penalties or for promoting, marketing, or recommending fo anyone else any tax-related matters
addressed herein. A taxpayer may rely on professional advice to avoid federal tax penalties if and only if the advice
is reflected in a comprehensive tax oplnion that conforms to sirict 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 Aftorney at Law 0244 SW
California Street Portland, Oregon 87219 503-246-5499 Office 503-244-8750 Facsimile

Tuesdav. Februarv 21. 2012 AOL: KleinmanJL
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Department of Transportation
Region 1 Headquarters

123 NW Flanders Street

Portland, Oregon 97209

(503) 73).8200

FAX (503} 731.8531

February 23, 2012

Kenneth Koblitz, Chair
Planning Commission
City of Happy Valley
16000 S.E. Misty Road
Happy Valley, OR 97086

RE: Eagle Landing CPA-10-11/LDC-08-11

Dear Chair Koblitz and Planning Commission Members:

The purpose of this letter is to confirm ODOT’s support for the staff-recommended, Condition
g Feb 011 report to the Plannin ion regatding improvements to

1-205, an interstate facility. Performance on Condition #3 at the time of building occupancy will

correspond with the site-generated impacts. This approach has been applied to similar
developments and is satisfactory to ODOT.

i Cannctzn s

Gail Curtis, AICP
Senior Land Use and Transportation Planner

C: Neil Nedelisky, Applicant
Michael Walter, AICP, City of Happy Valley

Exhibit 14




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 | think of these
three uses together [ 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 far
a retail office center, and was not mentioned to my
recollection in the hearing.

Mr. Dane seems fo be misunderstanding the nature
of the proposed amendments. The changes fo the
zone shown in highlight/strikecut do nol show
differances betwesn the exlsting 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 were formatled in this fashion at the
City’s request. That said, in response to his specific
suggesltions:

Video siores — Video stores are permitted in the
current OC zone and should be permitted in the
RCMU zone.

Movie theaters - Theatlers and Assembly Halis
should be a permitted use in the RCMU zone.
They were conditional uses in the MUE-NC zone
because if was intended to allow neighborhood
scale commercial. Assembly, convention facilities,
theaters for performing arts, exhibition halls,
libraries, senior centers and fratemal organizations
are allowed in the OC zone currently. These uses
are part of the comprehensive, interconnected
communily envisioned in the RCMU zone.

Manufacturing - Qur goal is to allow small-scale
“artisan” manufacturing or R&D as a conditional
use, which requires additional review for

]
%
|
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compalibility. The current OC zoning allows ‘Light
manufactunng, assembly, reseaich, 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 slricter by
requiting conditional use approval It is easy to
conceive of circumstances when this fype of use
will be supportive of the comprehensive
inferconnected communify. There are symbiotic
characteristics of these (ype uses worthy of
providing support for uses allowed outright in the
RCMU. By making them condifional uses the Cily
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.D05] & 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 16.23.010.0.5 failed
o reveal the language being referenced in this
statement. In order to affow sufficient flexibility to
create the innovafive community envisioned the
word ‘May’ allows Cify 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 the minimum reguirement 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 canditions, 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 mesting
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
cumently proposed zoning 1S 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
(referred to as “Total Conditions"). In the afternoon
peak hour of the Background Conditions, eight
signalized intersections are expecled to operate
under failing conditions. In the same aftemoon
peak hour under the Total Conditions, only TWO
intersections are expected lo operate under failing
conditions.

The proposed davelopment and its associafed
mitigations resulf in an overall improvement to the
transportation netwark in the vicinity of the
proposed Eagle Landing development.

The language is designed fo assure proposed
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allerations "do no harm" to the existing system. It is
based upon the premise that if the applicant should
not be required o provide improvements beyond
those that its' proposal requires to safsly 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 construct dual right-tumn lanes....".
elsewhere in the current staff report improvements
are currently conditioned to compliance accurring
“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 & letter submilted by ODOT to the Cily of Happy
Valley on February 23rd, 2012. in this letter ODOT
staff asserts that they "...confirm ODOT's support
for the staff-recommended, Condifion #3 of the
February 14, 2011 report to the Planning
Commission regarding improvements lo 1-205, an
interstate facilifty. Performance on Condition #3 at
the time of building occupancy will correspond vsith
the site-generated impacts.”

On page 46 the following language states "Sfaff
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 reguire
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 befter serve the travelling
public. Recently, the TPR was updated wilh

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,
junsdictions have the flexibility to require projects
that would result in other betterments to the
{ransportation system that may belter serve users
other than vehicular users or provide other
improvements that befter meetl the needs of a
jurisdiction. That provision is found in QAR 660-
012-0060(2)(e).

Before the project is approved, sither 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 bhe mitigated, and

it is the intent of the applicant to work with the City,
County, and Stale fo make sure that all
NECESSARY improvements are constructed to
mitigate the impacts of the proposed land use
changes. Some of the mitigalions proposed in the
traffic study are not required for adequate traffic
performance, but to meet an applicable standard.
The updated TPR now ailows the jurisdictions the
flexibility to propose alternative betterments that are
more appropriate in the eyes of the jurisdiction for
the specific scenario. As said in the staff report.
“Now, jurisdictions have the flexibility to require
projects that would result in other belterments lo the
transportation system that may better serve users
ofher than vehicular users or provide other
improvements that befter meetl the needs of a
Jursdiction.”

The quote above was wiitfen info the conditions of
approval as a way of explaining the multiple options
under each of the conditions written in section 1l1.4.
The County is stating that the applicant CAN build
the improvement if the applicant so choocses, or the
applicant can provide funds to the County in the
amount of the proposed improvemen! and the
County wilf use the funds that would result in other
betterments lo the transportation system as a
whole.
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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.

Not sure there js a response needed here.
Evidence at lhe hearing indicated years of
neighborhood involvement.

Goal 1: Citizen Involvement (660-015-0000(1))
Goal 1 specifies that each cily 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 continttity
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 nofified 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.

See above. Also, see staff response indicaling
notice requirements have been satisfied.

On the same page (p47) Goal 10 is briefly
touched upon. This goal specifies that

" each cily must plan for and accommodate
needad housing types, such as muiltifamily and
manufactured housing. It requires each city {o
invenlory its buildable lends, project future needs
for such lands, snd plan and zone enough
buildable land to meet those needs. If also
prohibits local plans from discriminating against
needed hausing types”.

Given the substantial nature of the proposal there
was very little to be gleaned from the applicants
study of the City's housing inventary, 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.

This property is currently zoned OC and therefore
was not included in the Cily's existing housing
inventory. Changes to the zoning on this site would
provide additional housing in a rahge of types.

The proposed RCMU does not include a
requirement for affordable housing and Happy
Valley does nof use "inclusionacy” zoning elsewhere
in the City.
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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 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 |
woulld 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 masier plan approval when
specific information about the development size and
waler and sewer availabilily is known. By requiring
thal masler plan approval precede any
development, the proposed zone addresses this
requirement.

On the same page its states that "(2) If a local
government determines thal there would be a
significant effect, then the local government must
ensure that aliowed land uses are consistent with
the identified function, capacily, and performance
standards of the facilily 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 maost of the
intersections can meet these requirements with
the proposed mitigation. But that 82™ 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 intersections of Sunnyside at 82 Avenue and
Monterey at 82™ Avenue are not “Significantly
Effected” by the proposed land use change.

The proposed land use change is expectsd fo
generate 25 additional trips through the intersection
of Sunnyside at 82™ Avenue during the aftemoon
peak hour, an increase of less than 0.5%.

The proposed land use change is expected fo
generale 29 additional trips through the intersection
of Monlerey at 82 Avenue during the aftemoon
peak hour, an increase of less than 0.9%.

The additional trips are not expected to have an
impact on the overall delay of either of the two
intersections.
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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 fo 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 nesed 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 Pcalicy 45 on page 62 of the packet
that states " The City shall encourage the
avaifabifity 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”.

| 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 maslter plan
approval when specific information about the
development is better known.

Page 64 of the report notes in policy 51E
"Residential land uses will be organized to form
complete neighborhoods. Complete
nefghborhoods include a variety of housing types,
park and open space, a definable center (e.g. a
park or school) and edge (e.q. transportation or
ppen 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 will be free to use all public parks. The
polential for future residenis to use parks oufside
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
development within HV. Furthermore, the Master
Plan is subject to a Type Il discretionary review in
front of the PC. Building foolprints will be reviewed
as part of the Masler Plan.

Currenlly, there is no size limit in the zone. We
could establish a maximum ground floor building
footprint for individual retail uses (e.qg., 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:

Congestlion Performancae Standards for portions of 82nd
Avenue and Sunnyside Road jocated in the Regional
Center beundary

One haur AOS = E, and F’ for the 1 peal hour

Congestion Performance Standards for porfions of 82nd
Avenus, Sunnyside Road ano

Johnson Creek Boulevard located within the Clackamas
Regional Center Design Flan

Area and outside the Regional Center boundary

One hour AOS = D, and ‘E for the 1 peak hour

Congestion Performance Standards for City streel sections
ocated east of the ional

Center boundary, yel within the Clackamas Regional
Center Design Plan Area shall be

as follows:

One hour ADS = D, and 'E’ for the 1*' peak hour

Applicable standards state that fthe areas within
Regicnal Centers are allowed lo operale 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
Seyvice “F" (in the first hour) for the affected County
roadways, bul raler, identifies  mitigation
improvernents 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 82", Specifically:

The Traffic Impact Analysis (Exhibit 3) concludes
that in all scenarios and time periods, intersection
operations can be mitigated sa that City of Happy
Valley, Clackamas County and 0ODOT
performance standards can be met except for the
folfowing intersections:

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

- 82nd Avenue at Monterey Avenue (PM),

At these intersections, additional lraffic added by
the proposed development would result in no
measurable change in either V/C ratio or delay
when compared with Background Conditions.
Becatise 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 concem. 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 elther V/C ratio or delay
when compared with Background Condifions.
Because conditions do nof worsen over the
Background, the requirernents of the Transportalion
Planning Rule are met and the proposed
development would have no impacts at these
focations.”

On page 78 the details for the requirements of
the plan amendment are called aut;

Chapter 16.67 Comprehensive Plan WMap,
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
regufations may be initiated by the city, any
resident of the clly, 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 al least seventy-five
percent (75%) of the property owners or
authorized agents who own or reprosen! at least

seventy-five (75%) percent of the land area
involved in the petition of change. Applicant is
owner of all the subject property. Emphasis
added

Only the property ownsers who will be subject to the
zone change need to indicate their support for fthe
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 lhe
plan. A change in the map which involves
properties andfor district boundaries must be
initiated by at feast seventy-five percent (75%) of
the property owners or authorized agenls who
own or represent at least sevenly-five (75%)
percent of the fand 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 fto merit consideration as a fulure
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 fo comply with
statewide goals, [egal guidelines or other
necessary criteria, Initiate a change in the map or
text of any plan and this land development titie at
any fime.

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.

Is no evidence to support the conclusion that area
property owners are nol 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
Judicial amendment shall be based on all of

“conditions or to deny an application for a quasi-
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

Specificity is lacking. Staff report addresses the
applicable standards. Opponent offers no evidernce
{o the contrary.

Goals and Policies of the City's Comprehensive

2
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Plan is included, above. Therefore, this criterion
is not satisfied.

The third level of review asks The property and
affected area is presently provided with adeguate
public _facilities, setvices and transportation
networks to support the use, or such facilities,
services and transportation nefworks are planned
fo 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.

The opponent again feils o explain the basis for
concern. The issues he raises are not relevant at
this stage. The master plan will address utility and
sewvices avallability.

Lastly that 4. The change is in the public inferest
with regard to neighborhood or community
conditions, or cotrects a mistake or inconsistency
in the comprehensive plan or land use districl
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.

Mere conjacture seems to be the content of this
concem. Again, the opponent presents no evidence
contradicling that in the application and staff repon.

Lastly should staff seek to make changes to the
conditions | would recommend Cn page 84 under
conditions that the wording ‘prior fo occupancy’ in
condition 4 be corrected to ‘prior lo permit approval’
which would more correctly reflected ODOTS
proposed conditions mentioned previously in the
report

See the letter submitted by ODOT to the City of
Happy Valiey on February 23rd, 2012, In this letier
ODOT staff asserfs that they “...confinn ODOT's
support for the stalf-recommended, Condition #3 of
the February 14, 2011 repont to the Planning
Commission regarding improvements to 1-205, an
interstate facility. Perforrnance on Condition #3 at
the time of building occupancy will correspond with
the site-generated impacts.”

Additionally, The proposed mitigations are required
fo allow the transportation sysiem fo operate af a
level that moeets applicable standards AFTER THE
ADDITIONAL TRIPS ARE REALIZED ON THE
TRANSPORTATION NETWORK. Before these
tnps are realized on the nefwork, the proposed
mitigations are not needed. The trips will not be
realized on the netwonk untl! the proposed bullding
are 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 I
discretionary review. The master plan and
subsequent development would be subject to the
following standard: “a. Buffering. When existing
residential uses are located adjacent lo a RCMU
master plan site, such uses shall be buffered
from the RCMU master plan site with landscaped
buffers or by the location of streels, parks,
plazas, greenways, or lower density residential
uses in the RCMU mastor plan.”

Respecifully submitted,

William C. Cox
Altorney for Applicant
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HappyValley  \JEMORANDUM

DATE: March 6, 2012

TO: Planning Commission
Chris Crean, BEH

FROM: Michael D. Walter, AICF

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 lefter 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}) 234 . .
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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
conditicns or denial.
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