
CITY OF OREGON CITY 
PLANNING COMMISSION 
320 WARNER MILNE ROAD 

TFL (503) 657-0891 
OREGON CITY, OREGON 97045 
FAX (503) 657-7892 

AGENDA 
City Commission Chambers - City Hall 

April 14, 2003 at 7:00 P.M. 

The 2003 Planning Commission Agendas/Minutes, including Staff Reports and Minutes, 
are available on the Oregon City Web Page (www.orcity.org) under PLANNING. 

7:00 p.m. I. 

7:01 p.m. 2. 

7:02 p.m. 3. 

7:05 p.m. 4. 

8:45 p.m. 5. 

8:50 p.m. 6. 

PLANNING COMMISSION MEETING 

CALL TO ORDER 

PUBLIC COMMENT ON ITEMS NOT LISTED ON AGENDA 

APPROVAL OF MINUTES: None available 

HEARINGS: 

PZ 03-01 (Quasi-Judicial Amendment to the Comprehensive Plan Hearing), Tom 
Skaar/Pacific Western Homes, Inc.; Request for an amendment to the Comprehensive Plan for 
9.23 acres from Low Density Residential/Manufactured Housing to Low Density Residential for 
the properties identified as Map 2S-2E-28AD, Tax Lots 4200 and 4300. 

ZC 02-04 (Quasi-Judicial Zone Change Hearing), Tom Skaar/Pacific Western Homes, Inc.; 
Request for a Zone Change of 9.23 acres zoned R-6 Single-Family/Manufactured Housing 
District to R-6 Single-Family Dwelling District for the properties identified as Map 2S-2E-
28AD, Tax Lots 4200 and 4300. 

WR 02-18 (Quasi-Judicial Water Resource Hearing), Tom Skaar/Pacific Western Homes, Inc.; 
Request for a Water Resource determination and reduction of the vegetated corridor in 
accordance with Section 17.49.050.l of the Oregon City Municipal Code for the property 
identified as Map 2S-2E-28AD, Tax Lot 4300. 

NEW BUSINESS: 

ADJOURN 

NOTE: HEARING TIMES AS NOTED ABOVE ARE TENTATIVE. FOR SPECIAL ASSISTANCE DUE TO DISABILITY, PLEASE 
CALL CITY HALL. 657-0891, 48 HOURS PRIOR TO MEETING DATE. 

• 





CITY OF OREGON CITY 
Planning Commission 
320 WARNER MILNE ROAD OREGON CITY, OREGON 97045 
TEL (503) 657-0891 FAX (503) 722-3880 

APPLICATION TYPE: Quasi-Judicial/Type IV 

HEARING DATE: April 14, 2003 
7:00 p.m., City Hall 
320 Warner Milne Road 
Oregon City, OR 97045 

APPLICANT: Pacific Western Homes, Inc. 
Tom Skaar 
5530 NE 122"' Avenue, Ste. A 
Portland, Oregon 9723 0 

REPRESENTATIVE: Pinnacle Engineering 
James Stormo 
17757 Kelok Road 
Lake Oswego, Oregon 97034 

REQUEST: Comprehensive Plan Amendment from LR/MH: Low Density Residential 
/Manufactured Home to LR: Low Density Residential. 

LOCATION: 14812 South Holcomb Boulevard and identified as Clackamas Map 2-2E-
28AD, Tax Lot 4200 (Previously identified as Clackamas Map 2-2E-28A, 
Tax Lot 1900) and a second parcel with no site address and identified as 
Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as 
Clackamas Map 2-2E-28A, Tax Lot 1902). 

REVIEWER: Tony Konkol, Associate Planner 
Jay Toll, Senior Engineer 

RECOMMENDATION: Approval 

PROCESS: Type TV decisions include only quasi-judicial plan amendments and zone changes. These applications 
involve the greatest a1nount of discretion and evaluation of subjective approval standards and 1nust be heard by the city 
comn1ission for final action. The process fOr these land use decisions is controlled by ORS 197.763. At the evidentiary hearing 
held before the planning co1nn1ission, all issues are addressed. If the planning com1nission denies the application, any party with 
standing (i.e., anyone vvho appeared before the planning commission either in person or in writing) may appeal the planning 
comtnission denial to the city co1n1nission. If the planning co1nn1ission denies the application and no appeal has been received 
within ten days of the issuance of the final decision then the action of the planning commission becomes the final decision of the 
city. If the planning commission votes to approve the application, that decision is forwarded as a recommendation to the city 
commission for final consideration. In either case, any review by the city com1nission is on the record and only issues raised 
before the planning commission may be raised before the city commission. The city commission decision is the city's final 
decision and is appeal able to the land use board of appeals (LUBA) within twenty-one days of when it becomes final. 

' 



L BACKGROUND: 
The applicant is requesting a Comprehensive Plan Map amendment from LR/MH Low Density 
Residential/Manufactured Housing to LR Low Density Residential for two parcels of approximately 9.23-
acres identified as Clackamas County Tax Assessor Map 2S-2E-28AD tax lots 4200 and 4300 (Exhibit 1 ). 

The applicant has submitted concurrent applications on the subject site for the approval of a 29-lot 
subdivision (File TP 02-07), an Administrative Variance to the Lot Width of proposed lot 9 (File VR 02-
15), both of which are Type II Land Use Decisions, a Water Resource Determination (File WR 02-18), a 
Type III Land Use Decision, and a Zone Change (File ZC 02-04), a Type N Land Use Decision. The 
subject site is located on the south side of Holcomb Boulevard, west of the Wasko Acres subdivision and 
east of Oak Tree Terrace. The topography of the site slopes from a low point in the southwest comer of 
the site to a high point in the northeast corner of the site with an overall average slope of approximately 
10%. Existing vegetation consists primarily of mature trees scattered over the subject site. The northern 
half of the subject site contains an existing single.family detached dwelling and garage. 

The Comprehensive Plan designation for the two parcels 1s "LR/MH" Low Density 
Residential/Manufactured Home, which allows the existing zoning for the property, which is R-6/MH 
Single-Family Dwelling District/Manufactured Housing. 

IL BASIC FACTS: 
A. Location and Current Use 
The subject site, south of Holcomb Boulevard and east of Oak Tree Terrace, is located on two parcels 
designated LRIMH Low Density Residential/Manufactured Housing. One parcel is located al 14812 
South Holcomb Boulevard and identified as Clackamas Map 2-2E-28AD, Tax Lot 4200 (Previously 
identified as Clackamas Map 2-2E-28A, Tax Lot 1900). The second parcel, which does not have a site 
address, is identified as Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as Clackamas 
Map 2-2E-28A, Tax Lot 1902) (Exhibit 1). 14812 South Holcomb Boulevard is developed with a single
family residence and tax lot 4300 is vacant. 

B. Surrounding Laud Uses 
The development directly to the east is identified as the Wasko Acres subdivision and has a LR/MH Low 
Density/Manufactured Home Land Use and is zoned R-6/MH Single-Family Residential. 

South of the subject site are two parcels currently outside the Oregon City city limits. The County parcels 
are designated LR: Low Density Residential. 

Directly west of the subject site are six parcels with the LR: Low Density Residential Land Use and zoned 
R-10 Single-Family Residential. 

On the north side of Holcomb Boulevard is a property that is currently outside the Oregon City city limits. 
The County parcel is designated LR: Low Density Residential on the Oregon City Comprehensive Plan. 

C. Public Comment 
Notice of the public hearings for the proposed Amendment to the Comprehensive Plan was mailed to 
property owners within 300 feet of the subject site on February 18, 2003. The notice was advertised in the 
Clackamas Review on February 26, 2003 and the subject site was posted on February 21, 2003. The 
notice indicated that interested parties could testify at the public hearing or submit written comments prior 
to the hearing. 

Comments were received from the Park Place Neighborhood Association (Exhibit 2a) and the Oregon 
City Director of Public Safety (Exhibit 2b ), both of which indicated that the proposed Comprehensive 
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Plan Amendment does not conflict with their interests. Comments were received from the Oregon City 
Public Works Department (Exhibit 2c), Oregon City Engineering Department (Exhibit 2d), and David 
Evans and Associates (Exhibit 2e), which reviewed the Traffic Impact Study provided by the applicant. 
The comments have been incorporated into the staff report. 

IIL DECISION-MAKING CRITERIA: 
A. Oregon City Comprehensive Plan, Chapter 0, Plan Maintenance and Update 
The Plan change application shall include the following, to be provided by the applicant: 
(A) A description of the specific change proposed, including the legal property description; 

Finding: Submitted. The applicant provided a narrative describing the proposed change and a 
legal description of the property. 

(B) A statement of reasons for the proposed change; 

Finding: Snbmitted. The applicant has indicated that the primary reason for the Comprehensive 
Plan amendment is "to eliminate the Manufacture Home designation for the property." The applicant has 
offered a reason for the proposed change and therefore has met this requirement. 

(C) A factual statement of how the proposed change meets a con1munity need or Con1prehensive Plan policy; 

Finding: Snbmitted. The applicant states that the proposed change meets a community need by 
providing "single-family detached housing." The proposed change in land use meets the Housing Element 
of the Oregon City Comprehensive Plan that states: 

The city's intention is to provide for a variety of housing types at a range prices and 
rents, by encouraging the private sector to maintain an adequate supply of single and 
multiple family housing. 

(IJ) A description o.f hoiv the proposed change vvil/ affect con1munity facilities, natural resources, 
transportation and adjacent properties; 

Finding: Snbmitted. The applicant indicates that the proposed change will not adversely affect 
community facilities, natural resources, transportation system, or adjacent properties. The applicant is 
requesting a change from LRJMH, which allows a density of 6.4 dwelling units per acre, to LR, which 
allows a range of densities from 4.4 to 7 .3 dwelling units per acre. Sufficiency of facilities is determined 
by looking at the potential impacts lo those services from the change in land use designation. The worst
case scenario for the land use would increase the dwelling units per acre by 0.9 housing units per acres. 
The Park Place Neighborhood is predominantly designated for such low-density residential development. 

Comniunity Facilities 
Complies. Community facilities include sewer, water, stonn water drainage, solid waste disposal, 
electricity, gas, telephone, health services, education, and governmental services. The applicant states that 
urban services are available or can be extended and made available to the site. Public water is available 
within Holcomb Boulevard, Smithfield Drive, and Cattle Drive. An existing sanitary sewer line exists 
within Holcomb Boulevard with adequate depth to serve the site. Storm drainage will be directed to a 
detention/water quality facility to be constructed on the site and discharged to an approved location, 
police and fire service will be provided and the school capacity is available to support the existing, and 
proposed, Low Density Residential land use. 
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Transportation 
Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

Natural Resources 
Complies. The applicant indicates that the proposed land use change will not adversely affect any natural 
resources within the site and that the applicant is proposing to protect the water resource area located 
within the site by including a Tract "A" on the final plat that will encompass the water resource area. 

Adjacent Properties 
Complies. The property to the west, recently developed as Wasko Acres, is designated as LRJMH. The 
properties to the north, south, and west are designated LR. The proposed Comprehensive Plan 
Amendment from LR/MH to LR will not adversely impact the adjacent properties as both LR and 
LR/MH permit low-density residential development. 

(E) A statement of how the proposed change complies with LCDC Goals; 

Finding: Submitted. The applicant states that the proposed change complies with the goals of the 
Land Conservation and Development Commission by complying with the City Comprehensive Plan, 
which was adopted by LCDC on April 16, 1982. Compliance with the Comprehensive Plan is addressed 
in Section III.C of this report. 

Requests.for Change: 
The 1nethod of plan maintenance should be evaluated according to the following criteria: 

{I) Does the proposed change conform with State Planning Goals and local goals and policies? 

_Finding: Complies. The Oregon City Comprehensive Plan was acknowledged by the Land 
Conservation and Development Commission on April 16, 1982. The Comprehensive Plan implements the 
statewide planning goals at the local level. Once acknowledgement occurs, the statewide planning goals 
themselves are no longer applicable, unless a change in the Plan text is proposed or a Goal Exception is 
required. The applicant does not propose a change to the text of the goals or policies of the 
Comprehensive Plan. 

The applicable Comprehensive Plan goals and policies are addressed in Section III.C, on page 10 of this 
staff report. The proposal is consistent with the City Comprehensive Plan goals and policies. 

(2) ls there a pubic need to be fulfilled by the change? 

Finding: Complies. The applicant states that the proposed change meets a community need by 
providing "a variety of single-family detached housing." The proposed change in land use meets the 
Housing Element of the Oregon City Comprehensive Plan that states: 

The city's intention is to provide for a variety of housing types at a range prices and 
rents, by encouraging the private sector to maintain an adequate supply of single and 
multiple family housing. 
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The applicant states that the dimensional requirements of the R-6/MH zoning designation, the only zone 
allowed under the LR/MH land use, does not lend itself to creating lots that are suitable for stick built 
single-family detached housing since the maximum building heights are limited to 20 feet (Exhibit 3). 

The LR/MH Comprehensive Plan designation was created by Ordinance in response to a study, identified 
as the City of Oregon City Manufactured Housing Needs Analysis and Buildable Lands Inventory, dated 
August 21, 1991 (Exhibit 4 ). The study was prepared to address the following goals: 

(1) Oregon City is uncomfortable with Clackamas County's provisions for 
manufactured dwellings, and would like to examine alternative ways to comply with Goal 
I 0 - Housing; and 

(2) State law (ORS 197.303) has changed such that manufactured homes on 
individual lots (infill) and manufactured dwelling parks (mobile home parks} are now on 
the list of "needed housing types, "and must be allowed in sufficient numbers to meet need 
projections, through local zoning. 

The report continues on to state: 

The easiest way for Oregon City, or any community, to meet the State requirement is to 
allow manufl1ctured homes on par with conventional single-family homes. Alternatively, the 
City could maintain its existing policy of allowing manufactured home subdivisions as of 
right in Low Density Residential areas with three or more acres, and allocate a relatively 
small amount of land somewhere in the urban planning area for "manufactured home 
infill. "Based on discussions with Oregon City Planning staff however, these approaches 
appear to be unacceptable policy choices in Oregon City. 

The LR/MH land use was created to provide adequate property for the placement of manufactured homes 
to meet Goal I 0 - Housing when the placement of manufactured homes was restricted. 

In 1994, the City adopted Ordinance No. 94-1014 (Exhibit 5), which states in part: 

The Planning Commission has been working on changes to the zoning code to bring it into 
conformance with the changes enacted by the I 99 I and 1993 Legislative Assemblies 
regarding the placement of manufactured homes. 

The provisions of proposed ordinance 94-1014 allow for the placement of manufactured 
homes in all single-family zones, except historic districts (Canemah and Mcloughlin) 
which would be excluded. 

The City of Oregon City allows the placement of manufactured homes throughout the City, with the 
exception of Canemah and the McLoughlin Conservation Districts. The original intent of the LRIMH land 
use designation to provide adequate manufactured housing subdivisions and infill locations to increase the 
limited affordable housing type has been alleviated by the updated zoning code lhatallows the placement 
of manufactured homes throughout a majority of the City. 

The Oregon City Comprehensive Plan recommends that the City encourage the preservation of housing 
units in older neighborhoods that are a source of more affordable housing since the most affordable 
housing unit is invariably the unit that is already built, and Oregon City's greatest resource for affordable 
housing is its existing housing stock. 
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The LR/MH land use designation is not exclusively for manufactured housing, and does not preclude the 
development of stick built homes. The only zoning designation associated with the LR/MH land use 
restricts constructed homes to less than 20 feet in height, limiting the variety of housing types that may be 
constructed and, is thus, in conflict with the Housing Goal of the Comprehensive Plan to provide a variety 
of housing types at a range of prices. 

(3) Is the public need best satisfied by the particular change being proposed? 

Finding: Complies. The Oregon City Comprehensive Plan recognizes the important role that 
manufactured homes plays in providing a portion of the City's affordable housing stock, however, as 
stated above, manufactured housing is allowed throughout a majority of the City's residentially zoned 
properties and the LR/MH land use is not exclusively for manufactured homes. This property has been 
designated as Low Density/Manufactured Home on the Comprehensive Land Use map, and removing the 
Manufactured Home land use will increase the housing type options that could be constructed on the 
property, thereby satisfying the public need for a variety of housing options. 

(4) Will the change adversely affect the public health, safety, and welfare? 

Finding: The applicant indicates that the proposed change complies with State and City planning 
goals. The proposed change will not adversely affect community facilities, natural resources, 
transportation systems, or adjacent properties. 

The Comprehensive Plan indicates a goal of providing for the planning, development, and preservation of 
a variety of housing types at a range of price and rents. The LR/MH designation allows for low-density 
single-family residential development, and as stated above, was designed to protect and provide for 
affordable housing locations that would be filled by the development of manufactured housing on parcels 
in excess of three acres or through the infill of existing lots. This need to provide for manufactured home 
development sites has been alleviated by subsequent zoning changes that permit the placement of 
manufactured home in nearly all low-density zones. 

As depicted on Exhibit 6, the surrounding area, with the exception of Wasco Acres to the east and the 
Clackamas County Housing Authority property to the west, is dominated by the Comprehensive Plan 
Designation of Low-Density Residential. Changing the Comprehensive Plan Designation from LR/MH to 
LR will not adversely affect the public health, as the proposed LR designation would be identical to the 
existing Comprehensive Plan designation of the surrounding areas, and both the LR and LR/MH allow 
single-family residential development. 

The safety and welfare of the surrounding areas would not be adversely impacted as the existing LR/MH 
Comprehensive Plan Designation allows 6.4 units per acre and the proposed LR Comprehensive Plan 
Designation allows from 4.4 to 7.3 units per acre. Transmittals were sent to the Oregon City Police 
Department and the Park Place Neighborhood Association, both of which returned comments indicating 
that the proposal does not conflict with their interests (Exhibits 2a and 2b). It appears that under the worst 
case situation, complete build out at the highest density, the proposed change would increase the density 
by 0.9 dwelling units per acre and would have minimal, if any greater impacts than if the site were 
developed under the existing Comprehensive Plan Designation. 

(5) Does the factual information base in the Comprehensive Plan support the change? 

Finding: Addressed below. Consistency with comprehensive plan policies and goals is addressed 
in Section III.Con page 10 of this staff report. 
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B. Oregon City Mnnicipal Code, Section 17 .68 Zoning Changes and Amendments 
The relevant criteria for a zone change review and decision are in Chapter 17.68 of the Oregon City 
Municipal Code (OCMC). 

Chapter 17.68, "Changes and Amendments" 

(a) 17.68.010 Initiation of the amendment. 
A text amendment to this title or the comprehensive plan, or an amendment to the zoning map or 
the comprehensive plan map, may be initiated by: 

A. A resolution request by the commission; 
B. An official proposal by the planning commission; 
C. An application to the planning division presented on forms and accompanied by 
information prescribed by the planning commission. 

All requests for amendment or change in this title shall be referred to the planning commission. 
(Ord. 91-1007 §l(part), 1991: prior code §11-12-1) 

Finding: Initiated. The applicant, Pacific Western Homes, Inc., has submitted a complete 
application to the planning division, thereby initiating the amendment in accordance with 17.68.01 O.C. 
The narrative information and application forn1 are attached as Exhibits 3 and 7. The application was 
deemed complete on February 12, 2003. 

(b) 17 .68.020 Criteria. 
The criteria for a zone change are set forth as fol/o;vs: 

A. The proposal shall be consistent with the goals and policies of the comprehensive plan. 

Finding: Complies. Consistency with comprehensive plan policies and goals is addressed m 
Section III.C on page 10 of this staff report. 

B. That public facilities and services (;vater, sewer, storm drainage, transportation, schools, police 
and.fire protection) are present(y capable o.f supporting the uses alloived by the zone, or can be made 
available prior to issuing a cerrificate of occupancy. Service shall be su,fficient to support the range o.f 
uses and develop1nent allowed by the zone. 

Water 
Finding: Complies. There is an existing 16-inch water main in Holcomb Boulevard and existing 8-
inch water mains at the two stub streets coming out of Wasko Acres subdivision. Future development of 
this property will require connecting to the 16-inch main and extending the 8-inch water mains 
throughout the subdivision per city standards. Existing water facilities appear adequate for future 
development oftliis property. 

Sewer 
Finding: Complies. There are existing 8-inch sewer mains in Holcomb Boulevard and in the two 
street stubs from Wasko Acres to the east for the applicant to connect extensions throughout the 
subdivision, if appropriate based on topography. Existing sanitary sewer facilities appear adequate for 
future development of this site. 

Storm Drainage 
Finding: Complies. This site is in the Livesay Drainage Basin as designated in the City's Drainage 
Master Plan. Drainage impacts to this site are significant. This site drains to the Livesay Creek which 
drains to the Abernathy Creek, an anadromous salmon-bearing stream. The site is also located within a 
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Water Quality Resource Overlay District. Erosion and water quality controls are critical for the 
development of this site. 

Future development of this property will require storm water detention. Continuation and joint use of 
certain existing Wasko Acres stormwater facilities may be appropriate. 

Transportation 
Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 8) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off-site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Schools 
_Finding: Complies. Transmittals were sent to the Oregon City School District concerning this 
application. No comments were received. 

Police and Fire 
Finding: Complies. Transmittals were sent to the Fire department concerning this application. No 
comments were received. The Oregon City Police department indicated that this proposed land use 
designation change does not conflict with the interests of the department (Exhibit 2b). 

C. The land uses authorized by the proposal are consistent lvith the existing or planned function, 
capacity and level of service of the tran5portation system seniing the proposed zoning district. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
111e applicant submitted a Traffic Impact Study (Exhibit 8) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off-site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
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and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 
policies or provisions which control the amendment. (Ord 91-1007 §1 (part), 1991: prior code §11-12-
2) 

Finding: Complies, The Oregon City Comprehensive Plan was acknowledged by the Land 
Conservation and Development Commission on April 16, 1982. The Comprehensive Plan implements 
the statewide planning goals on a local level. The acknowledged Comprehensive Plan includes specific 
goals and policies that apply to the proposed Comprehensive Plan change. Therefore, it is not necessary 
to address the statewide planning goals in response to this criterion. The Comprehensive Plan goals and 
policies are addressed in Section III.C of this staff report. 

17.68.025 Zoning changes for land annexed into the city, 

Finding: 

A. Notwithstanding any other section of this chapter, when property is annexed into the city fi·om the 
city/county dual interest area . . 
B. Applications for these rezonings. 

The subject site is within the city limits. This criterion is not applicable. 

17.68.030 Public hearing. 
A public hearing shall be held pursuant to standards set forth in Chapter 17.50. 

A. Quasi-judicial reviews shall be subject to the requirements in Sections 17.50.210 through 
17.50.250. (Note: the section numbers cited in the Code are incorrect and should be Sections 
17.50.120 through .160.) 
8. Legislative reviews shall be subject to the requirements in Section 17.50.260. (Note: the section 
number cited in the Code is incorrect; it should be 17.50.170.) (Ord. 91-1007 §1(part), 199/: prior 
code §11-12-3) 

Finding: Complies, According to Section 17 .50.030 of the Code, zone changes and plan 
amendments are reviewed through a Type IV process. According to Section 17.50.030.D, "Type IV 
decisions include only quasi-judicial plan amendments and zone changes." Therefore, the requirements 
of Sections 17.50.120 through .160 apply. 

The applicant attended a pre-application conference with City staff on November 13, 2002. The Pre
Application Conference Summary is attached as Exhibit 9. Transmittals regarding the proposed 
development plan were mailed on February 18, 2003 to the Park Place Neighborhood Association and 
CICC Chairperson. 

The applicant submitted the application on December 17, 2002. The application was deemed complete on 
February 12, 2003. The planning division scheduled the first evidentiary hearing, before the Oregon City 
Planning Commission, for April 14, 2003. The final hearing, should the Planning Commission 
recommend approval, is scheduled for May 7, 2003 before the Oregon City City Commission. Notice of 
the hearing was issued on February 18, 2003 and the property was posted on February 21, 2003, more 
than 21 days prior to the hearing, in accordance with Section l 7.50.090(B). 

This staff report has been prepared in accordance with 17.50.120.C. 

The hearings shall be conducted in accordance with the requirements of Section 17.50.120, and the 
review and decision in accordance with Sections 17 .50.130 through .160. 
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17.68.040 Approval by the commission 
If the planning commission approves such request or application for an amendment, or change, it shall 
forward its findings and recommendation to the city commission for action thereon by that body. (Ord. 91-
1007 §!(part), 1991: prior code §ll-12-4) 

Finding: Complies. If the Planning Commission approves the applicant's request, the City 
Commission shall review its findings and recommendations at a public hearing. That public hearing has 
been scheduled for May 7, 2003. 

17.68.050 Conditions, 
In granting a change in zoning classification to any property, the commission may attach such conditions 
and requirements to the zone change as the conzmission deems necessa1y in the public interest, in the 
nature of, but not limited to those listed in Section 17.56.010: 

A. Such conditions and restrictions shall thereafter apply to the zone change; 
B. Where such conditions are attached, no zone change shall become effective until the written 
acceptance of the terms of the zone change ordinance as per Section 17.50- .330. (Ord. 91-1007 
§!(part), 1991: priorcode§ll-12-5) 

Finding: Staff has not recommend any Conditions of Approval at this time. Conditions of 
Approval would be attached to any proposed development of this site should it be found to be necessary. 
This section is not applicable. 

17 .68.060 Filing of an application 
Applications for amendment or change in this title shall be .filed with the planning division on .forn1s 
available at City Hall. At the time of filing an application, the applicant shall pay the sum listed in the.fee 
schedule in Chapter 17.50. (Ord. 91-1007 §1 (part), 199 /:prior code §ll-12-6) 

Finding: Complies. The applicant has submitted the appropriate application forms and fees. 

C. Consistency with Comprehensive Plan 
The applicable goals and policies of the Comprehensive Plan are addressed in this section. 

(B) Citizen Participation 
Goal: Provide an active and systematic process for citizen and public agency involvement in tl1e land-use 
decision-making for Oregon City. 

Finding: Complies. The City's process includes public notice, public hearings, and notifying 
surrounding neighbors, the neighborhood association, and the CICC. Public notice was mailed on 
February 18, 2003, advertised in the Clackamas Review on February 26, 2003 and the subject property 
was posted on February 21, 2003. 

On February 18, 2003 transmittals were sent to the Citizen Involvement Committee Council (CICC) and 
the Park Place Neighborhood Association apprising them of the application. 

Policv #1 
Encourage and promote a city-wide citizen participation program that helps neighborhoods to organize so 
that they may develop and respond to land-use planning proposals. 

Finding: Complies. As noted above, the Park Place Neighborhood Associations and 
were notified. This staff report and the file containing project information were available 
review seven days prior to the first evidentiary hearing. 
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(C) Housing 
Goal: Provide for the planning, development and preservation of a variety of housing types at a range of 
price and rents. 

Finding: Complies. Though the applicant has indicated no desire to develop manufactured homes 
on the site, the LR land use designation does not preclude the placement of manufactured homes on the 
property, which the LRJMH land use designation was designed to promote when zoning restrictions 
limited the placement of manufactured homes. The proposed amendment would allow for the 
development of a variety of housing types, which are not limited by the 20.foot maximum height allowed 
in the only zoning designation, R-6/MH, of the LRJMH land use designation. 

The Oregon City Comprehensive Plan recommends that the City encourage the preservation of housing 
units in older neighborhoods that are a source of more affordable housing since the most affordable 
housing unit is invariably the unit that is already built, and Oregon City's greatest resource for affordable 
housing is its existing housing stock. 

Policy #3 
The Ci~y shall encourage the private sector in maintaining an adequate supply oj'single and multiple fa1nily 
housing units. This shall be accomplished by relying primarily on the home building industry and private 
sector n1arket solutions, supported by the elilnination of unnecessary government regulations. 

Finding: Complies. The applicant has indicated a desire to construct stick built single-family 
detached dwellings on the site. The applicant does not wish to install manufactured housing within this 
project. The dimensional standards of the zoning designation associated with the LR/MH land use does 
not lend itself to creating lots nor contain dimensional standards that are suitable for stick built homes. 

(F) Natural Resources, Natural Hazards 
Goal: Preserve and manage our scarce natural resources while building a livable urban environn1ent. 

Finding: Complies. The subject site is currently designated LR/MH and is developed with one 
home. The proposal to re-designate the site from LR/MH to LR would not significantly alter the amount 
of coverage of development allowed on the site. 

The subject sites do not appear on any of the following maps: Mineral and Aggregate Resources, Fish and 
Wildlife Habitat, Flood Plain, or Seismic Conditions. 

The area is located in an area indicating slopes greater than 25% and Wet Soils - High Water Table. 
Future development analysis will include a Geotechnical Investigation to identify soil types and 
appropriate development techniques and development on slopes in excess of 25% are required to meet tte 
standards of OCMC 17.44 - Unstable Soils and Hillside Constraints, both of which implement the goals 
and policies of the Comprehensive Plan. 

The Oregon City Comprehensive Plan identifies Abernathy Creek and tributaries as follows: 

Description: This resource is approxiniately 80-1+ miles long. From its cor1;fiuence lYith the 
Willamette River to the tributaries in the park Place area and the Red/and Road area this creek 
runs through many diverse areas. Along the creek area much of the resource is confined to the 
stream corridor. Zoning ranges from commercial at the I-205 area, light industrial along I 7th 
street to single family zoning in Park Place and rural residential zoning along Redland Road. The 
creek is in a pipe as it goes under 1-205. In the older section of the first level neighborhood area 
buildings (residence, Krueger Lumber Company and the county buildings) are built close to the 
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edge of a high bank. The county has completed some stream bank stabilization adjacent to their 
facilities. The diversity of the vegetation is good. The vegetation along he creek consists o.f 
evergreen and deciduous trees, blackberries, ferns, and grasses. There is a great deal of cover for 
small animal life and deer have been observed within the city limits. 

Potential Impacts: Water runoff from paved areas and other pollutants such as oil from cars could 
be a problem. Removal of perimeter vegetation could also be a potential problem. New 
construction in any of the areas of the creek should have a setback of 25-30 feet, no structure or 
non-native vegetation should be constructed or introduced into the transition area. Water runoff 
problems can be minimized through the requirements of the state plumbing code. Uses allowed 
within the various zoning districts can be allowed 1vithout impacting the resource, provided that 
transition boundaries and setback requirements are met. 

The site is located within the Oregon City Water Quality Overlay District. The applicant has submitted a 
Water Resource Review for the site identifying the resource on the property. Future development of the 
site will be required to comply with Oregon City Municipal Code Section 17.49 concerning Water 
Resource Areas, which provides for the preservation and management of the city's scarce natural 
resources 

Policy #1 
Coordinate local activities with regional, state and federal agencies in controlling ·water and air pollution. 

Finding: Complies, Future development applications will need to meet agency requirements that 
protect water and air quality. No increases in air or water pollution arc anticipated due to the change in 
land use from Low-Density/Manufactured Housing to Low-Density Residential. 

Policy #7 
Discourage activities that may have a detrimental effect on fish and vvildlife. 

Findinl!;: Complies. The subject site is not located within an identified fish and wildlife habitat 
area. as identified in the Comprehensive Plan. The subject site is heavily wooded and contains a ravine 
and headwater of a tributary to Abernathy Creek. The LR and LRIMH land use designations both allow 
the development of single-family housing, thus the proposed change will not increase the likelihood of 
having a detrimental effect on fish and wildlife, and when developed in conjunction with existing Water 
Resource Overlay District requirements, should not have a detrimental effect on fish and wildlife. 

Policy #8 
Preserve historic and scenic areas within the Cizv as viewed from points outside the City. 

Finding: The site is not within a historic or scenic area and is not situated so as to affect views of 
such areas from outside the city. This policy is not applicable. 

Policy #9 
Preserve the environmental quality of major water resources by requiring site plan revie11.1, and/or other 
appropriate procedures on new developn1ents, 

Finding: The applicant has submitted a Subdivision and Water Resource Review application with 
the City for this site to run concurrently with the proposed Comprehensive Plan Map amendment. 
Through the Water Resource and Subdivision review, the policies of this section will be implemented. 

Policies adopted throngh Ordinance 90-1031 
Oregon City ... shall comply with all applicable DEQ air quality standards and regulations. 
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Finding: Complies. The proposed LR designation allows the development of low density 
residential which usually does not represent a threat to air quality; however, future development of the 
site shall comply with all applicable DEQ air quality standards and regulations. 

All development within the City of Oregon City shall comply with applicable state and federal air, water, 
solid waste, hazardous waste and noise environn1ental rules, regulations and standards. Development 
ordinance regulations shall be consistent with federal and state environmental regulations. 

Finding: The proposal will be processed under the appropriate procedures for new development in 
order to comply with this policy. 

(G) Growth and Urbanization 
Goal: Preserve and enhance the natural and developed character of Oregon City and its urban growth area. 

Finding: Complies. The proposal will affect approximately 9 .23 acres of LR/MH designated 
property that is located within the Park Place Neighborhood, which is predominately low density 
residential. The proposed change will maintain the residential character of the area. 

The land use policies under this element generally apply to new UGB properties and sufficient urban 
services. The property is within the current city limits and sufficiency of urban service is addressed in the 
findings on page 7 of this staff report. 

(H) Energy Conservation 
Goal: Plan urban land development that encourages public and private efforts toward conservation of 
energy. 

Finding: Complies. The subject site is located within walking distance of Holcomb Elementary, 
reducing the need for students to be driven to school, thus reducing vehicles miles traveled. There are no 
public transportation services provided to the subject site, however TriMet bus 34 does provide a route 
up Holcomb Boulevard to the Clackamas County Housing Authority site to the east of the site. 

(I) Community Facilities 
Goal: Serve the health, safety, education, welfare and recreational needs of all Oregon City residents 
through the planning and provision of adequate community facilities. 

Finding: Complies. Community facilities include sewer, water, stonn water drainage, solid waste 
disposal, electricity, gas, telephone, health services, education, and governmental services. The applicant 
states that urban services are available or can be extended and made available to the site. Public water is 
available within Holcomb Boulevard, Smithfield Drive, and Cattle Drive. An existing sanitary sewer line 
exists within Holcomb Boulevard with adequate depth to serve the site. Storm drainage would be directed 
to a detention/water quality facility to be constructed on the site and discharged to an approved location, 
police and fire service will be provided and the school capacity is available to support the existing, and 
proposed, Low Density Residential land use. 

Policy #5 
The city will encourage develop1nent on vacant buildable land within the City lvhere urban facilities and 
services are available or can be provided. 
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Finding: Complies. The subject site. which contains one house, has the necessary urban services 
for low-density residential development stubbed to the site or can be extended to the site and it appears 
these services are adequate for the subject site 

Policy #7 
Maximum efficiency for existing urban facilities and services will be reinforced by encouraging 
development at maximum levels permitted in the Con1prehensive Plan and through infill of vacant City 
land. 

Finding: Complies. The existing urban facilities and services can be provided to the site and the 
proposed change from LRIMH to LR will not impact the ability to provide the necessary services to the 
site. 

(J) Parks and Recreation 
Goal: Maintain and enhance the existing park and recreation system while planning for future expansion to 
meet residential growth. 

Finding: Complies. The Oregon City Parks Master Plan indicates that there currently is a desire to 
discourage the development and maintenance of mini-parks, thus no further parks of this type are needed 
except where high-density residential development occurs or where private developers are willing to 
develop and maintain them. The plan also indicates that open space should be acquired and integrated into 
the overall park system. This can be done by preserving hillsides, creek corridors, and floodplain areas 
that could also serve as conduits for trails. 

The subject site is located within the Oregon City Water Quality Resource Area and will be protected per 
the standards ofOCMC Section 17.49. 

(L) Transportation 
Goal: Improve the systems for movement of people and products in accordance with land use planning, 
energy conservation, neighborhood groups and appropriate public and private agencies. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 8) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off-site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Policy #6 
Sidewalks will be of sufficient width to accommodate pedestrian traffic. 
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Finding: 
standards. 

Sidewalks will be included in future site redevelopment and will be constructed to City 

(M) Comprehensive Plan Map 
Goal: Maintain and review the Comprehensive Plan Map as the official long-range planning guide for land 
use development of the City by type, density and location. 

Finding: Complies. The city has reviewed the Comprehensive Plan in conjunction with the 
applicant's proposed Comprehensive Plan Map Amendment and determined, based on the findings in this 
report, that the proposal is consistent and supportive of the appropriate goals and policies, and is 
compatible with the surrounding patterns, is in the public interest. 

RECOMMENDED CONCLUSION AND DECISION 
Staff would recommend that the Planning Commission forward the proposed Comprehensive Plan Map 
amendment, Planning File PZ 03-01, with a recommendation of approval to the City Commission for a 
public hearing on May 7, 2003. 

EXHIBITS 
The following exhibits are attached to this staff report. 

1. Vicinity map 
2. a. Park Place Neighborhood Association 

b. Oregon City Police Department 
c. Oregon City Public Works 
d. Oregon City Engineering Department 
e. David Evans and Associates 

3. Application Narrative 
4. Manufactured Housing Needs Analysis and Buildable Lands Inventory; August 21, 1991 (On File) 
5. Ordinance No. 94-1014 (On File) 
6. Oregon City Comprehensive Plan Map 
7. Application (On File) 
8. Transportation Impact Study prepared by Group Mackenzie; September 6, 2003 (On File) 
9. Pre-Application notes (On File) 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-JIOUSE DISTRIBUTION 
il(" )lUILDING OFFICIAL 
ui/ ENGINEERING MANAGER 
o/c FIRE CHIEF 
~PUBLIC WORKS- OPERATIONS 
~CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
GJ/'PARKS MANAGER 
o ADDRESSING 
ef' POLICE 
TRAFFIC ENGINEER 
cu/ Mike Baker @ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
iY]:Icc 
13"' ,NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
w/N.A. LAND USE CHAIR 
~LACKAMAS COUNTY - Joe Merek 
ui CLACKAMAS COUNTY - Bill Spears 
IJ/'ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
~SCHOOL DIST 62 
~TRI-MET 
iw/METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~ DLCD (lnd0(""1 t,,, '"' 1) 

COMMENTS DUE BY: March 19, 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: StaffReview: PC:~CC:_XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 5/7/03 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 5/7/03 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

Signed -~-_.__W_·~~~·-..;=._~-~-3_-1_8_-0_3~----
Title e\,\:Mli:. P'?N/a. k....~ We. CoHot141i tfi!!e 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-JIOUSE DISTRIBUTION 
c/' )3UILDING OFFICIAL 
oi/ ENGINEERING MANAGER 
o/'FIRE CHIEF 
./'PUBLIC WORKS- OPERA TIO NS 
iJ/ CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
iij/"PARKS MANAGER 
o ADDRESSING 
~POLICE 
TRAFFIC ENGINEER 
ui/Mike Baker @DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
avj:Icc 
I!( NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
~N.A. LAND USE CHAIR 
.i/ ~LACKAMAS COUNTY - Joe Merek 
ui/CLACKAMAS COUNTY - Bill Spears 
.i/ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
~SCHOOL DIST 62 
~TRI-MET 
~METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~DLCD (l"c\vc\,".l ·C-..,,,~,,) 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: Staff Review: PC: __.x_ CC:_XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 517103 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 517103 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATEJl 
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CITY U.F UJlliGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

INflOUSE DISTRIBUTION 
uY ,BUILDING OFFICIAL 
ui/ ENGINEERING MANAGER 
o/' FIRE CHIEF 
_;/PUBLIC WORKS- OPERA TIO NS 
ef CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
~PARKS MANAGER 
o ADDRESSING 
i;( POLICE 
TRAFFIC ENGINEER 
[i)/"'Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE # & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
~ICC 
s- NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
rn/N.A. LAND USE CHAIR 
~LACKAMAS COUNTY - Joe Merek 
i;v CLACKAMAS COUNTY - Bill Spears 
:;J/" ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
C!I"/ SCHOOL DIST 62 
~TRI-MET 

/ 
liY METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~ DLCD (\<,c\o.'.l, .. 'J R.,_or ,,1 I) 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: Staff Review: PC: _x CC: XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 517/03 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 5/7/03 
Tony Konkol, Associate Planner 
Torn Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

SEE ATTACHED Si.gned ----f,~~·tc=tt~!di'-'tL"-'-h_·~~-~--------
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MEMORANDUM 
City of Oregon City 

DATE: ___ February 19, 2003 ___________ _ 

TO: 
SUBJECT: 

Joe McKiMey, Public Works Operations Manager 
Comment Form for Pla!Uling Information Requests 

File Number __ PZ 03-01 & ZC 02-03 REPEAT REVIEW - See 3/18 & 11/4 of 2002 reviews 

Name/Address: __ Tax Lots 4200 & 4300 - "Tracey Heights" 14812 Holcomb Blvd 

Holcomb, Cattle & Smithfield Drive - 29 lot sub-division 

Water: 

ExistingWaterMainSize=_16" on Holcomb Blvd. and 

Existing Location=_ 8" on Cattle & Smithfield Drive (Wasko Acres)_ 

Upsizing required? Yes_X _ No_ __ Size Required _ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ _ 

Looping required? Yes_ X __ No___ Per Fire Marshal __________ _ 

From: __ Holcomb Blvd. ( nse the public alley shown on sheet 2 of 4) 

To: __ Thru project to adjacent roads ____ _ 

Ne'v line size = minimum 8" ductile iron 

Backflow Preventor required? Yes_ __ No X 

Pressure Reducing Valve required for 70 psi or higher. 

Clackamas River Water lines in area? Yes___ No_ X __ 

Easements Required? Yes_7_ No 
See Engineer's comments 

Recommended casement width 7 ____ ft. 

Water Divisions additional comments No Yes_X __ Initial _.eli Datc _2/19/2003_ 

Consult Water Master Plan. This is a repeat review. See 3/18 & 1114 of2002 reviews. Avoid 
dead-end water mains; please connect to the 16" H20 main on Holcomb Blvd. This will greatly 
improve water circulation, quality and fire flow to proposed project and future projects 
connecting to it. H20 pressures may vary due to elevation changes and individual pressure 
reducing valves installed by contractor after the water meter could be required. 

Project Comment Sheet Page I 



l\1EMORANDUM 
City of Oregon City 

DATE: March 18, 2002 ---- --------------
TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Information Requests 

Name/Address: No site address - Holcomb Blvd West of Wasco Acres sub-division 

PUD for 29 lot sub-division 

Water: 

Existing Water Main Size~ _16" _ 

Existing Location~ __ Holcomb Blvd & 8" DI in Wasco Acres sub-division 

Upsizing required? Yes __ No_ X_ Size Required_ See Water Master Plan_ inch 

Extension required? Ycs_X_ No 

Looping required? Yes_X __ No__ Per Fire Marshal ________ _ 

From: __ Holcomb Blvd. ______ _ 

To: __ Wasco Acres sub-division ______ _ 

New line size= 8" DI ---

Backflow Preventor required? Yes__ No_ X 

Clackamas River Water lines in area? Yes_ _ No_ X_ 

Easements Required? Yes_~_ No 
See Engineer's comments 

Recommended easement width ~ ft. 

Water Divisions additional comments No Yes_X_ Initial _eli __ Date _3/18/2002_ 

Consult Water Master Plan. 

Owner shall connect to the existing 16" DI water main ou Holcomb Blvd., extend a new 8" 
ductile iron water main thru new project to form a loop and connect to the existing 8" DI on 
Smithfield Drive in the Wasco Acres sub-division. The owner shall also extend the existing 8" 
water main on Cattle Drive in Wasco Acres to the end of this project to serve the southern most 
proposed four new Jots. 

Project Comment Sheet 



/ 
/ MEMORANDUM 

City of Oregon City 

DATE: ____ Novcmbcr 4, 2002 __________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Information Requests 

File Number PA 02-61 

Name/Address: Holcomb Blvd. & Smithfield Drive - west of Wasko Acres 

28 lot subdivision 

Water: 

Existing Water Main Size~ _16" on Holcomb Blvd. and_ 

Existing Location~_ 8" on Cattle Drive & Smithfield Drive (Wasko Acres)_ 

Upsizing required? Ycs_X _ No__ Size Required_ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ 

Looping required? Yes_ X __ No___ Per Fire Marshal __________ _ 

From: __ Holcomb Blvd. (use the 20' wide emergency access)--------

To: __ Thru project to adjacent roads _____ _ 

New line size= min 8" DI 

Backflow Preventor required? Yes_ No X 

Pressure Reducing Valve required for 70 psi or higher. 

Clackamas River Water lines in area? Yes___ No_X _ 

Easements Required? Yes_-7_ No 
See Engineer's comments 

Recommended easement width -7 ____ ft. 

Water Divisions additional comments No__ Yes_X_ Initial _eli __ Date 11/4/2002 __ 

Consult Water Master Plan. In either option, connect to 16" water main on Holcomb Blvd. 
via the 20' wide emergency access easement, extend water main into and thru proposed 
subdivision and connect to adjacent water mains next to project. Avoid dead-end water mains 
whenever possible. Water pressures may vary due to elevation changes. Some lots may or may 
not require individual pressure reducing valves to be installed by contractor depending upon 
psi. 

Project Comment Sheet Page I ,.,.\ • 



DATE: 

TO: 

Feb. 20,2003 

MEMORANDUM 
City of Oregon City 

Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. 

NAME: 

PZ 03-01 ZC 02-03 Map# 2S-2E-28AD, Lots 4200 and 4300 

TRACEY HEIGHTS 

Streets: 

Classification: 

Major Arterial Minor Arterial 

Collector Local 

Additional Right Of Way Required? Yes No ----
Jurisdiction: 

City X State 

x 

----

---- Connty ___ _ ---
Existing width = feet --------
Required width = feet 

Roadway Improvements? See Transportation System Plan 

Bicycle Lanes Required? Yes ---- No ----
Transit Street? Yes No Line No= ---- --- ----

No YesX Initial P .I. See Department additional comments ---- ---- ----
1. See note page one concerning public alley, would prefer as a private drive, serves same purpose as 

a flag lot driveway. 
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DATE: 311812002 

MEMORANDUM 
City of Oregon City 

TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02-11 --------------------------------
NAME: Holcomb Blvd. west of Wasco acres 29 lot PUD sub div 

Sanitary Sewer: 

Existing Sewer Main Size~ 8" 
~------------

Existing Location= Wasco Acres and Holcomb Blvd. 

Existing Lateral being reused? Yes No x 

Upsizing required? See Sanitary Sewer Master Plan 

Extension required? No Yes X ----
Pump Station Required? See Sanitary Sewer Master Plan 

Industrial Pre-treatment required? If non-residential Contract Tri-City Service District 

Easements Required? Yes? No 

Recommended Easement Width ? feet 

Sanitary Sewer additional comments? No Yes X Initial CC ---- ----
not able to detennine if easn1ents are necessary at this tin1e 

Project Co1111nent Sheet Page 2 



DA TE: 3/18/2002 

MEMORANDUM 
City of Oregon City 

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02 11 
~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

NAME: Holcomb Blvd. west of Wasco Acres 29 lot PUD sub-div 

Storm Sewer: Yes 

Existing Line Size= None Existing 
~~~~~~~~ 

Upsizing required? See Storm Drainage Master Plans 

Extension required? Yes x No 

From: Holcomb Blvd. and I or Wasco acres 

To: Site 

Detention and treatinent required? yes 

On site water resources: None known Yes X 

Storm Department additional comments?: No Yes X Initial CC 

It appears that a portion of this property lies within a water quality resource area overlay district 

Project Comment Sheet Page3 



ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 1 
Bob Cullison, Engineering Manager April 7, 2003 

ANALYSIS AND FINDINGS 

The applicant is proposing to develop a subdivision and has proposed a zone change for the property 
located just west of the recently completed Wasko Acres subdivision on Holcomb Boulevard in the 
Park Place area from R-6/MH to R-6. Applicant is also proposing to change the Comprehensive 
Plan Map designation from LR/MH to LR. 

This minor zone change from R-6/MH to R-6 results in a worst case 8 additional lots that will not 
create significant changes in any utility or street requirements. Same holds true for the 
Comprehensive Plan Map Amendment from LR/MH to LR. 

Therefore, Staff recommends approval of the proposed zone change and Comprehensive Plan map 
change as long as the following recommendations and conditions of approval are followed: 

PROVISION OF PUBLIC SERVICES: 

WATER. 

There is an existing 16-inch water main in Holcomb Boulevard and existing 8-inch water mains at 
the two stub streets coming out of Wasko Acres subdivision. 

Future development of this property will require connecting to the 16-inch main and extending the 8-
inch water mains throughout the subdivision per city standards. Existing water facilities appear 
adequate for future development of this property. 

SANITARY SEWER. 

There are existing 8-inch sanitary sewer mains in Holcomb Boulevard and in the two street stubs 
from Wasko Acres for the applicant to connect extensions throughout the subdivision, if appropriate 
based on topography. 

Existing sanitary sewer facilities appear adequate for future development of this property. 

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES. 

C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 2 
Bob Cullison, Engineering Manager April 7, 2003 

This site is in the Livesay Drainage Basin as designated in the City's Drainage Master Plan. 
Drainage impacts to this site are significant. This site drains to the Livesay Creek which drains to 
the Abernethy Creek, an anadromous salmon -bearing stream. The site is also located within a 
Water Quality Resource Area Overlay District. Erosion and water quality controls are critical for the 
development of this site. 

Future development of this property will require storm water detention. Continuation and joint use 
of certain existing Wasko Acres storm water facilities may be appropriate. 

DEDICATIONS AND EASEMENTS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Arterial Street in the Oregon City Transportation System Plan, which requires a right-of-way 
(ROW) width of 64 to 114 feet. Currently, Holcomb Boulevard appears to have a 60-foot wide 
ROW along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transportation System Plan, which requires a ROW width of 42 to 54 feet. Currently, these two 
local streets have ROW widths of 50 feet. 

Future development of this property will require dedication of ROW along Holcomb Boulevard. 
Future dedication of ROW within the subdivision is standard. 

STREETS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Arterial Street in the Oregon City Transportation System Plan, which requires a pavement 
width of 24 to 98 feet. Currently, Holcomb Boulevard appears to have a 36-foot wide pavement 
width along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transportation System Plan, which requires a pavement width of20 to 32 feet. Currently, these two 
local streets have pavement widths of 32 feet. 

Future development of this property will require half street improvements along the site frontage 
with Holcomb Boulevard to meet City requirements and continuation of the two local streets 
throughout the subdivision to include possible stubs to adjacent properties. 
C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Filcs\OLK2\ZC02-03 PZ03-01.doc 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 3 
Bob Cullison, Engineering Manager April 7, 2003 

TRAFFIC AND TRANSPORTATION. 

A traffic analysis for this site, prepared by Group Mackenzie and dated September 6, 2002, was 
submitted to the City for review. The applicant's traffic study appears to have reasonable 
conclusions and recommendations regarding improvements to the site itself. The study based traffic 
generation on the proposed use, a 30-unit subdivision. The eight additional homes associated with 
the proposed Comprehensive Plan Map amendment and Zone Change does not represent a 
significant amount of increased traffic. 

Conditions: 

None 

C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK21ZC02-03 PZ03-0 I .doc 



April 1, 2003 

Mr. Tony Konkol 
City of Oregon City 
PO Box 351 
Oregon City, OR 97045 

--DAVID EVANS 
AND ASSOCIATES INC. 

SUBJECT: REVIEW OF TRAFFIC IMPACT STUDY 
TRACEY HEIGHTS SUBDIVISION - ZC 02-03 PZ 03-01 

Dear Mr. Konkol: 

In response to your request, David Evans and Associates, Inc. (DEA) has reviewed the Traffic Impact Study 
(TIS) and site plan submitted by Group Mackenzie for the proposed Tracey Heights Subdivision 
Development located in Oregon City approximately 700 feet west of the Holcomb Road and Winston Drive 
intersection. The material is dated September 6, 2002. 

The TIS describes the current development proposal to build a 30-unit (29 proposed, 1 existing) subdivision 
of single-family detached homes. Access from the proposed site would be provided to Holcomb Boulevard 
via Winston Drive and existing local streets within the Wasco Acres subdivision. The project would involve 
extension of Smithfield Drive and the addition of one north-south street stub. 

Overall Findings 

The applicant's TIA generally meets City guidelines except where noted herein. I concur that the project is 
not expected to trigger off-site mitigation- rather it will simply add to the need for planned improvements 
already underway. 

·n1e Holcomb Road corridor is undergoing and expected to continue to undergo significant development. The 
applicant presented that Metro's travel demand model reflects 5 percent compound growth through 2020. As 
this growth occurs, it will magnify the need for intersection improvements at the signalized intersections of 
Redland Road at Cascade Highway and Abernethy Road/Hocomb Boulevard at Redland Road. Both 
intersections are expected to fail to meet City and ODOT operational standards by year 2008. 

Additionally, increased growth is expected to magnify the need for a center-two-way-left-tum lane along 
Holcomb Boulevard. Such a lane is identified as "optional" under the City's minor arterial street standard. 
Such an improvement is not identified in the City's TSP as far as I can tell. Left-tum lanes are warranted at 
spot locations today and the number of locations meeting warrants will increase as development occurs. The 
City is encouraged to plan for this type of improvement and consider whether to begin asking developers for 
right-of-way dedication as development occurs. 

Exhibits 2e 
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Mr. Tony Konkol 
PZ03-0! 
Page 2 

Comments 

1. Existing conditions - The applicant reasonably described the existing transportation system 
snrrounding the proposed project site including pedestrian, bicycle, and transit facilities. The 
applicant used recent traffic counts dated August 2002 and accurately reflected prevailing 
intersection lane configurations and traffic control. The applicant reviewed existing study area crash 
history as is customary and relevant to TIAs. 

2. Background conditions - In developing year 2003 and 2008 background traffic levels without the 
project, the applicant calculated a five percent per year compound growth rate based on 1994 and 2020 
model output from Metro. However they then applied the five- percent compound growth rate as a linear 
growth rate. T11is process underestimated the background traffic volumes. This type of error is not 
expected to alter the findings for this study but should be corrected by the applicant for future TIAs. 

The applicant appropriately reviewed relevant planning documents and accounted for planned 
improvements within the 2003 and 2008 analysis period. The applicant accounted for in-process traffic 
associated with Oaktree Terrace, Barlow Crest, Barlow Crest 2, Wasco Acres and Trailview Estates using 
ITE's trip generation rates. 

3. Trip Generation/Distrihutio11/Assignment - The applicant appropriately used ITE's trip generation 
equations to estimate site trips during AM and PM peak hours and during the course of a typical 
weekday. The applicant used appropriate methods to distribute site trips to the area road system. 

4. Sight Distance - The proposed project gains access to Holcomb Boulevard via Winston Drive. The 
applicant has appropriately established adequate site distance at the intersection of Winston Drive and 
Holcomb Boulevard. Where the proposed project establishes new local road intersections, such 
intersections need to provide adequate sight distance per AASHTO guidelines. The applicant needs to 
discuss the standards and ensure they are met. 

5. Signal and turn Lane Warrants - The applicant adequately analyzed 2003 and 2008 signal warrants for 
the intersection of Holcomb Boulevard and Winston Drive. A signal at this intersection is not warranted 
by 2008. 

In establishing minor street (Winston Drive) traffic volumes for use in evaluating warrants, the applicant 
applied a 50-percent reduction in minor street right-turn volumes. However, no justification was given 
for the reduction. Winston Drive is a shared lane approach. In reviewing the applicant's traffic counts, 
the proportion of right turns on Winston Drive is generally 10 percent. Thus, the large share of left turns 
that experience greater delay in making their movement will affect right turns. Thus, no right-tum 
reduction is warranted. 



Mr. Tony Konkol 
PZ03-0l 
Page 3 

The applicant adequately analyzed the right-tum Jane and left-turn Jane warrants at the intersection of 
Holcomb Boulevard and Winston Drive. A left-tum lane is not warranted. A right-tum Jane is warranted 
during PM peak hour operations under all analyzed scenarios. The applicant is not recommending a 
right-tum Jane based on the assumption that the warrant will only be met during a few hours of the day, 
the fact that adequate capacity is available on Holcomb Boulevard, and that the proposed project adds a 
low volume of site generated traffic to the movement. Because the right tum operates effectively under 
all scenarios and no safety history exists to indicate that a right-tum lane is needed at this time, DEA 
concurs that a right-tum lane is not required at this time. The applicant clearly adds traffic to the right 
tum movement, and may be asked to participate in the future to fund a right-tum Jane when deemed 
necessary. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant presented that Metro's travel demand model reflects 5 percent compound growth through 
2020. As this growth occurs, increased traffic will lead to increased accidents and in all likelihood 
eventually to the need for a center-two-way-left-tum Jane. Such a Jane is identified as "optional" nnder 
the City's minor arterial street standard. Such an improvement is not identified in the City's TSP as far as 
I can tell. Left-tum Janes are warranted at spot locations today and the number of locations meeting 
warrants will increase as development occurs. The City is encouraged to plan for this type of 
improvement and consider whether to begin asking developers for right-of-way dedication as 
development occurs. 

6. Traffic Operations - The applicant indicates that the two stop-controlled intersections on Holcomb 
Boulevard at Oaktree Terrace and Winston Drive meet City standards with operations of LOS C or better 
during all analysis scenarios. 

The signalized intersection at Redland Road and Cascade Highway and the signalized intersections at 
AbemethyRoad/Hocomb Boulevard and Redland Road meet Oregon City and ODOT operational 
standards in year 2003. By 2008 both intersections fail to meet operational standards during part of the 
day with and without site development. This development, in conjunction with significant growth in the 
area, is degrading operations at these two key intersections. This development does not trigger special 
off-site mitigation. Due to expected continued growth in this part of Oregon City, the City and ODOT 
should consider the timing and extent of improvements to relieve congestion along this corridor. 

7. Queuing - The applicant did not report any queuing results for area intersections. A brief overview of 
their operations results suggests that area queuing will not be a significant issue. 

8. Mitigation - The applicant has not identified the need for any off-site mitigation. DEA does not 
recommend any off-site mitigation 

9. Site Plan Review - The applicant's site plan indicates that sidewalks will be provided within the 
development and along the Holcomb Boulevard frontage. In addition a bicycle/pedestrian and emergency 
vehicle accessway linking the development to Holcomb Boulevard will be provided. The applicant 
should assure that removable posts or some other impedance is used to prevent unauthorized vehicles 
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from using the accessway. Accessways should also be hard surfaced, properly lit, fenced, and ADA 
compliant. 

If you have any questions or need any further information concerning this review, please call me at 
503.223.6663. 

Sincerely, 

DAVID EV ANS AND ASSOCIATES, INC. 

Mike Baker, PE 
Senior Transportation Engineer 

M.TBA:swh 
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TRACEY HEIGHTS 

PLAN MAP AMENDMENT CHANGE 

SUPPLEMENTAL INFORMATION 

OREGON CITY, OREGON 

Prepared for: 

Pacific Western Homes, Inc. 
5530 NE 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252-3745 
Fax (503) 252-8799 

Prepared by: 

Pinnacle Engineering 
17757 Kelok Road 

Lake Oswego Oregon 
Phone (503) 636-4005 

fax (503) 636-4015 

February 7, 2003 
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TRACEY HEIGHTS 29 LOT SUBDIVISION 

APPLICANT 

Pacific Western Homes, Inc. 
Mr. Chet Antonsen 

Mr. Tom Skaar 
5530 N.E. 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252-3745 

Fax (503) 252-8799 

APPLICANTS REPRESENT A TfVE 

Pinnacle Engineering 
Mr. James Stormo P .E. 

17757 Kelok Road 
Lake Oswego, Oregon 97034 

Phone (503) 636-4005 
Fax (503) 636-4015 

LOCATION & LEGAL DESCRIPTION 

Tax Lots 1900 and 1902 
Partition Plat PP 1994-61 

Section 28 TIS R2E 

SITE AREA 

Approximately 9 .23 acres 

ZONING 

R6/MH 

APPROVAL CRITERIA 

City of Oregon City Zoning Code 

APPLICANT'S REQUESTED APPLJCA TION 

Preliminary Plat for 29 lot Subdivision 
Zone Change 

Geotechnical Review 
Traffic Impact Study Review 

6 Minor Variances 
Water Resource Review 

Comprehensive Plan Map Amendment 

This supplemental report will provide background information concerning the proposed Comprehensive Plan Map Anienctment. 

t>0'd 
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COMPREHENSIVE PLAN MAINTENANCE AND UPDATE 
' 

JI ··e>tfor chang.:: Clt/zen5 may rtUJUest a plan change twice each year, to be considered in March and September.: This method. 
<t • maintenance should be evaluated accordi.ng to the following criteria: 

J, Does the proposed change conform with State Planning Goals and local goals and policies? 
2. ls there a public need to be fulfilled by the change? 
3. ls tl1e public need best satisfied l!JI the particular change being propoud? 
4. Will the change adversely affect the pllblic health, safety and welfare? 
5. Does the factual Information base in the Comprehensive Plan support the change? 

APPLICANT'S RESPONSE: 

' The applicant is requesting to eliminate the MH desig.nation on the property. This will allow the applicant to construct :'stick built" 
homes rather than manufactured homes within the site. Oregon City's Comprehensive Plan has been acknowledged by tbe State of 
Oregon and designates the site as suitable for single family residential development. 

The proposed change conforms with the State Planning goals and does not conflict with either the State Planning Goals or the City's 
local goals and policies. The need for single family detached housing will be fulfilled by allowing the proposed Plan ~ap 
Designation. The public's need is satisfied by the change. In fact, the neighborhood association strongly supports eliminating the M}l 
plan desig.nation for this property. The neighborhood association believes that allowing manufacturing housing on this1site would de
value the surrounding properties. The change will not adversely affect the public health, safety or welfare. The propoSed chllllge does 

' not adversely affect any natural resources within the site. In fact, the applicant is proposing to protect the water resource area located 
within the site by including a Tract "A" on the final plat that will encompass the water resource area. The Applicant bdlieves that the ' 
information base in the Comprehensive Plan does indeed support the change. · 

'T" - site is designated R-6, for single family residential development. Minimum lot sizes are permitted to be 6,000 square feet, with 
num average lot widths of 60 feet and minimwn average lot depths of I 00 feet. All lots within the proposed deveiopment 

generally conform to these requirements. 

The proposal conforms with ORS 92.010 to 92.160. This is State law concerning land subdivision, which has been in~orporated into 
the Oregon City Code. This proposed cbange will be in accordance with state and local requirements. ' 

The proposed subdivision complies with the goals and policies of the Comprehensive Plan. The following specific policies are 
applicable 

if conditions of approval are required by the City, the Applicant will provide construction drawings or other docwnents to demonstrate 
compliance with the requirements of Section 16.12.020.D ofthe City Code. 

Housing Elemem - The city's intention is to provide for a variety of housing f)pes at a range ofprices and rents, by encouraging the• 
pril>ate sector to maintain an adequate supply of single and multiple family housing. · 

Comment: The single family subdivision is proposed, in an area designated for such use. The lots in the subdivlsion provide an 
' option for single family residences at relatively low density. Therefore, the proposal supports the Chy' s Housing 

Goal. 

Community Facilities Element- The City's goal is to en,ourage development on vacant bu:Jdab/e land within th~ Citj where urban 
facilities and services are available or can he provided and to encourage densities at maximum levels permitted. 

Comment: Urban services are available or can be extended and made available to the site for the development proposed. 
Sanitary sewer and public water are available within Holcomb Blvd. Stonn drainage will be directelf to a 

I 

detention/water quality facility to be constructed within the site and discharge to an approved Jocatiqn. Police and 
fire services can be provided; school capacity is available. 

Tracey Heights S11bdivisio11 Application 
Page2 
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90"d 11::!101 

The proposed change complies with the goals of the Land Conservation and Development Commission (LCDC). In p8l[licular the 
project meets the goal of Oregon Administrative Rule 660-007-0000 - Metropolitan Housing. The purpose of this rule is to provide 
opportunity for the provision of adequate numbers ofneeded housing units and the efficient use ofland within the Metropolitan 
Portland (Metro) urban growth boundary, to provide greater certainty in the development process and so to reduce hou5ing costs. 

Conclusion: 

90"d 

The proposed change complies with State and City planning goals. The proposed change will not adversely affect 
community facilities, natural resources, transportation systems, or adjacent properties. 

Tracey Heights Subdivision Application 
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February 7, 2003 

Tony Konkol 
City of Oregon City 
320 Warner-Milne Road 
Oregon City, Oregon 97045 

RE: Tracey Heights Subdivision" Oregon City, Oregon 
Plan Map Amendment 

Tony: 

I have attached to this letter a narrative describing our request for a Plan Map Amendment for this site. 

I also spoke with Mike Baker of David Evans & Associates regarding the traffic analysis for this project 
and in particular with regards to the Plan Map Amendment. Mike informed me that he did not belie~e that 
any additional information with regards to the traffic study was necessary for this application since all we 
were requesting was the removal of the MH designation. · 

' 
If you have any questions regarding any of the attached information, please feel free to give me a call at 
(503) 636-4005. Thank you. 

cc Chet Antonsen, Pacific Western Homes, Inc. 
Tom Skaar. Pacific Western Hornes, Inc. 

17757 KELOK ROAD, LAKE OSWEGO, OR 97034 (503) 636-4005 FAX (503) 636-4015 
EMAIL: jamesstonno@attbi.com 

" 
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I. EXECUTIVE SUMMARY 

This transportation impact analysis (TIA) has been prepared for the proposed Holcomb 
Boulevard subdivision, to be located one the south side of Holcomb Boulevard between Oaktree 
Terrace and Winston Drive. The site will be developed by Pacific Western Homes and will 
include 30 single-family units, 29 proposed units and one existing unit. Trip generation 
calculations were prepared utilizing the Institute of Transportation Engineers {ITE) Trip 
Generation, Sixth Edition. The subdivision will generate 21 AM peak hour trips and 30 PM peak 
hour trips, based on ITE rates for Land Use Code 210, Single-Family Detached Housing. 

The site will access Holcomb Boulevard using an extension of Winston Drive which is being 
constructed with development of the Wasco Acres subdivision. Holcomb Boulevard is classified 
as a minor arterial and is located inside of the UGB. Sight distances of 500 feet to the west and 
east of Winston Drive along Holcomb Boulevard are available. Both distances exceed County 
sight distance standards of 350 feet. 

Future years of analysis for the study area intersections include year 2003, when full buildout of 
the site is proposed, and year 2008, as required by the City of Oregon City. The future year 
volumes for the development are an overestimate because of the use of the EMMEl2 model to 
project background growth. The Holcomb Boulevard Subdivision site is included as residential 
in the EMMEl2 model and a portion of the new trips would be included in the background 
growth. In 2003, Cascade Highway at Redland Road is expected to operate at a two-hour vie of 
0.91 during the PM peak hour. In 2008, the intersections of Cascade Highway at Redland Road 
and Abernethy Road/Holcomb Boulevard at Redland Road will operate at levels of service "E" 
during the PM Peak hour, with vie of 1.00 or greater without or with the development of this 
subdivision. Development of the Holcomb Boulevard subdivision will not worsen this future 
year vie; thus mitigation is not required. 

The City of Oregon City included the Cascade Highway at Redland Road intersection in their 
"Highway 213 Corridor Study" and identified that this analysis should include evaluation of this 
intersection, but mitigation will not be required or requested. 
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CITY OF OREGON CITY 
Planning Commission 
320 WARNER MILNE ROAD OREGON CITY, OREGON 97045 
TEL (503) 657-0891 FAX (503) 722-3880 

APPLICATION TYPE: Quasi-Judicial(fype IV 

HEARING DATE: April 14, 2003 
7:00 p.m., City Hall 
320 Warner Milne Road 
Oregon City, OR 97045 

APPLICANT: Pacific Western Homes, Inc. 
Tom Skaar 
5530 NE 122"' Avenue, Ste. A 
Portland, Oregon 97230 

REPRESENTATIVE: Pinnacle Engineering 
James Stormo 
17757 Kelok Road 
Lake Oswego, Oregon 97034 

REQUEST: Zone Change from "R-6/MH" Single-Family Dwelling/Manufactured Home 
to "R-6" Single-Family. 

LOCATION: 14812 South Holcomb Boulevard and identified as Clackamas Map 2-2E-
28AD, Tax Lot 4200 (Previously identified as Clackamas Map 2-2E-28A, 
Tax Lot 1900) and a second parcel with no site address and identified as 
Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as 
Clackamas Map 2-2E-28A, Tax Lot 1902). 

REVIEWER: Tony Konkol, Associate Planner 
Jay Toll, Senior Engineer 

RECOMMENDATION: Approval 

PROCESS: Type IV decisions include only quasiRjudicial plan amendments and zone changes. These applications 
involve the greatest a111ount of discretion and evaluation of subjective approval standards and must be heard by the city 
commission for final action. The process for these land use decisions is controlled by ORS 197.763. At the evidentiary hearing 
held before the planning co1n1nission, all issues are addressed. If the planning comn1ission denies the application, any party \Vith 
standing (i.e., anyone who appeared before the planning commission either in person or in writing) may appeal the planning 
com1nission denial to the city co1nn1ission. If the planning com1nission denies the application and no appeal has been received 
within ten days of the issuance of the final decision then the action of the planning com1nission becomes the final decision of the 
city. If the planning commission votes to approve the application, that decision is forwarded as a recommendation to the city 
commission for final consideration. In either case, any review by the city commission is on the record and only issues raised 
befOre the planning commission nlay be raised before the city commission. The city commission decision is the city's final 
decision and is appealable to the land use board of appeals (LUBA) within twenty~one days of when it becomes final. 

Ii 
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L BACKGROUND: 
The applicant is requesting a zone change from R-6/MH Single-Family Dwelling/Manufactured Housing 
to R-6 Single-Family Dwelling for two parcels of approximately 9.23-acres identified as Clackamas 
County Tax Assessor Map 2S-2E-28AD tax lots 4200 and 4300 (Exhibit !). 

The applicant has submitted concurrent applications on the subject site for the approval of a 29-lot 
subdivision (File TP 02-07), an Administrative Variance to the Lot Width of proposed lot 9 (File YR 02-
15), both of which are Type II Land Use Decisions, a Water Resource Determination (File WR 02-18), a 
Type III Land Use Decision, and a Comprehensive Plan Map Amendment (File PZ 03-01), a Type IV 
Land Use Decision. The subject site is located on the south side of Holcomb Boulevard, west of the 
Wasko Acres subdivision and cast of Oak Tree Terrace. The topography of the site slopes from a low 
point in the southwest comer of the site to a high point in the northeast comer of the site with an overall 
average slope of approximately 10%. Existing vegetation consists primarily of mature trees scattered over 
the subject site. The northern half of the subject site contains an existing single-family detached dwelling 
and garage. 

The Comprehensive Plan designation for the two parcels currently is "LR/MH" Low Density 
Residential/Manufactured Home, which allows the existing zoning for the property, which is R-6/MH 
Single-Family Dwelling District/Manufactured Housing. The applicant has requested a Comprehensive 
Plan Map Amendment to Low-Density Residential which allows the R-6 Single-Family Zoning 
Designation. 

IL BASIC FACTS: 
A. Location and Current Use 
The subject site, south of Holcomb Boulevard and east of Oak Tree Terrace, is located on two parcels 
designated LR/MH Low Density Residential/Manufactured Housing. One parcel is located at 1'1812 
South Holcomb Boulevard and identified as Clackamas Map 2-2E-28AD, Tax Lot 4200 (Previously 
identified as Clackamas Map 2-2E-28A, Tax Lot 1900). The second parcel, which does not have a site 
address, is identified as Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as Clackamas 
Map 2-2E-28A, Tax Lot 1902) (Exhibit 1). 14812 South Holcomb Boulevard is developed with a single
family residence and tax lot 4300 is vacant. 

B. Surrounding Land Uses 
The development directly to the east is identified as the Wasko Acres subdivision and has a LR/MH Low 
Density/Manufactured Home Land Use and is zoned R-6/MH Single-Family Residential. 

South of the subject site are two parcels currently outside the Oregon City city limits. The County parcels 
are designated LR: Low Density Residential. 

Directly west of the subject site are six parcels with the LR: Low Density Residential Land Use and zoned 
R-10 Single-Family Residential. 

On the north side of Holcomb Boulevard is a property that is currently outside the Oregon City city limits. 
The County parcel is designated LR: Low Density Residential on the Oregon City Comprehensive Plan. 

C. Public Comment 
Notice of the public hearings for the proposed Zone Change was mailed to property owners within 300 
feet of the subject site on February 18, 2003. The notice was advertised in the Clackamas Review on 
February 26, 2003 and the subject site was posted on February 21, 2003. The notice indicated that 
interested parties could testify at the public hearing or submit written comments prior to the hearing. 
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Comments were received from the Park Place Neighborhood Association (Exhibit 2a) and the Oregon 
City Director of Public Safety (Exhibit 2b), both of which indicated that the proposed Comprehensive 
Plan Amendment does not conflict with their interests. Comments were received from the Oregon City 
Public Works Department (Exhibit 2c), Oregon City Engineering Department (Exhibit 2d), and David 
Evans and Associates (Exhibit 2e), which reviewed the Traffic Impact Study provided by the applicant. 
The comments have been incorporated into the staff report. 

III. DECISION-MAKING CRITERIA: 
Chapter 17 .68, "Changes and Amendments" 

(a) 17.68.010 Initiation of the amendment. 
A text amendment to this title or the comprehensive plan, or an amendment to the zoning map or 
the comprehensive plan map, may be initiated by: 

A. A resolution request by the commission; 
B. An official proposal by the planning commission; 
C. An application to the planning division presented on forms and accompanied by 
information prescribed by the planning commission. 

All requests for amendment or change in this title shall be referred to the planning commission. 
(Ord. 91-1007 §l(part), 1991: prior code §11-12-1) 

Finding: Initiated. The applicant, Pacific Western Homes, Inc., has submitted a complete 
application to the planning division, thereby initiating the amendment in accordance with 17.68.010.C. 
The narrative information and application form are attached as Exhibits 3 and 4. The application was 
deemed complete on February 12, 2003. 

(b) 17 .68.020 Criteria. 
The criteria .for a zone change are set.forth as follows: 

A. The proposal shall be consistent with the goals and policies o_f the co1nprehensive plan. 

Finding: Complies. Consistency with comprehensive plan policies and goals is addressed m 
Section III.B on page 6 of this staff report. 

Water 

B. That public facilities and services (water, sewer, storm drainage, transportation, schools, police 
and fire protection) are presently capable of supporting the uses allowed by the zone, or can be made 
available prior to issuing a certificate of occupancy. Service shall be sufficient to support the range of 
uses and development allowed by the zone. 

Finding: Complies. There is an existing 16-inch water main in Holcomb Boulevard and existing 8-
inch water mains at the two stub streets coming out of Wasko Acres subdivision. Future development of 
this property will require connecting to the 16-inch main and extending the 8-inch water mams 
throughout the subdivision per city standards. Existing water facilities appear adequate for future 
development of this properly. 

Sewer 
Finding: Complies. There arc existing 8-inch sewer mains in Holcomb Boulevard and in the two 
street stubs from Wasko Acres to the east for the applicant to connect extensions throughout the 
subdivision, if appropriate based on topography. Existing sanitary sewer facilities appear adequate for 
future development of this site. 
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Storm Drainage 
Finding: Complies. This site is in the Livesay Drainage Basin as designated in the City's Drainage 
Master Plan. Drainage impacts to this site are sib'Ilificant. This site drains to the Livesay Creek which 
drains to the Abernathy Creek, an anadromous salmon-bearing stream. The site is also located within a 
Water Quality Resource Overlay District. Erosion and water quality controls are critical for the 
development of this site. 

Future development of this property will require stonn water detention. Continuation and joint use of 
certain existing Wasko Acres stormwater facilities may be appropriate. 

Transportation 
Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 5) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off.site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Schools 
Finding: Complies. Transmittals were sent to the Oregon City School District concerning this 
application. No comments were received. 

Police and Fire 
Finding: Complies. Transmittals were sent to the Fire department concerning this application. No 
comments were received. The Oregon City Police department indicated that this proposed land use 
designation change does not conflict with the interests of the department (Exhibit 2b ). 

C. The land uses authorized hy the proposal are consistent 1-vith the existing or planned function, 
capacity and level o_fservice o_f the transportation ~ysteni serving the proposed zoning district. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing w1its per acre, approximately 8 homes, and the increase does not represent a significant 
amoilllt of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 5) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
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Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special offsite mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 
policies or provisions which control the amendment. (Ord. 91-1007 §!(part), 1991: prior code §11-12-
2) 

Finding: Complies. The Oregon City Comprehensive Plan was acknowledged by the Land 
Conservation and Development Commission on April 16, 1982. The Comprehensive Plan implements 
the statewide planning goals on a local level. The acknowledged Comprehensive Plan includes specific 
goals and policies that apply to the proposed Comprehensive Plan change. Therefore, it is not necessary 
to address the statewide planning goals in response to this criterion. The Comprehensive Plan goals and 
policies are addressed in Section IILB on page 6 of this staff report. 

17.68.025 Zoning changes for land annexed into the city. 

Finding: 

A. Nonvithstanding any other section of this chapter, when property is annexed into the city from the 
city/county dual interest area . . 
B. Applications for these rezonings. 

The subject site is within the city limits. This criterion is not applicable. 

17.68.030 Pnblic hearing. 
A public hearing shall be held pursuant to standards set forth in Chapter 17.50. 

A. Quasi-judicial reviews shall be subject to the requirements in Sections 17.50.210 through 
17.50.250. (Note: the section numbers cited in the Code are incorrect and should be Sections 
17.50.120 through .160.) 
B. Legislative reviews shall be subject to the requirements in Section 17.50.260. (Note: the section 
number cited in the Code is incorrect; it should be 17.50.170.) (Ord. 91-1007 §!(part). 1991: prior 
code §1/-12-3) 

Finding: Complies. According to Section 17 .50.030 of the Code, zone changes and plan 
amendments are reviewed through a Type IV process. According to Section 17.50.030.D, "Type IV 
decisions include only quasi-judicial plan amendments and zone changes." Therefore, the requirements 
of Sections 17.50.120 through .160 apply. 

The applicant attended a pre-application conference with City staff on November 13, 2002. The Prn
Application Conference Summary is attached as Exhibit 6. Transmittals regarding the proposed 
development plan were mailed on February 18. 2003 lo the Park Place Neighborhood Association and 
CICC Chairperson. 

The applicant submitted the application on December 17, 2002. The application was deemed complete on 
February 12, 2003. The planning division scheduled the first evidentiary hearing, before the Oregon City 
Planning Commission, for April 14, 2003. The final hearing, should the Planning Commission 
recommend approval, is scheduled for May 7, 2003 before the Oregon City City Commission. Notice of 
the hearing was issued on February 18, 2003 and the property was posted on February 21, 2003, more 
than 21 days prior to the hearing, in accordance with Section l 7.50.090(B). 
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This staff report has been prepared in accordance with 17.50.120.C. 

The hearings shall be conducted in accordance with the requirements of Section 17.50.120, and the 
review and decision in accordance with Sections 17.50.130 through .160. 

17.68.040 Approval by the commission 
If the planning commission approves such request or application for an amendment, or change, it shall 
forward its findings and recommendation to the city commission.for action thereon by that body. (Ord. 91-
1007 §1 (part), 1991: prior code §11-12-4) 

Finding: Complies. If the Planning Commission approves the applicant's request, the City 
Commission shall review its findings and recommendations at a public hearing. That City Commission 
public hearing has been scheduled for May 7, 2003. 

17.68.050 Conditions. 
Jn granting a change in zoning classification to any property, the commission may attach such conditions 
and requirements to the zone change as the commission deen1s necessary in the public interest, in the 
nature of, but not limited to those listed in Section 17.56.010: 

A. Such conditions and restrictions shall thereafter apply to the zone change,· 
B. Where such conditions are attached, no zone change shall beconze effective until the written 
acceptance of the tenns of the zone change ordinance as per Section 17.50- .330. (Ord. 91-1007 
§!(part), 1991. prior code §11-12-5) 

Finding: Staff has not recommend any Conditions of Approval at this time. Conditions of 
Approval would be attached to any proposed development of this site should it be found necessary. This 
section is not applicable. 

17 .68.060 Filing of an application 
Applications fOr amendment or change in this title shall be filed 1Vith the planning division on fornzs 
available at City Hall. At the time a/filing an application, the applicant shall pay the sum listed in the.fee 
schedule in Chapter 17.50. (Ord. 91-1007 §1 (part). 1991: prior code §11-12-6) 

Finding: Complies. The applicant has submitted the appropriate application forms and fees. 

B. Consistency with Comprehensive Plan 
The applicable goals and policies of the Co1nprehensive Plan are addressed in this section. 

(B) Citizen Participation 
Goal: Provide an active and systematic process for citizen and public agency involvement in the land-use 
decision-making for Oregon City. 

Finding: Complies. The City's process includes public notice, public hearings, and notifying 
sun-ounding neighbors, the neighborhood association, and the CICC. Public notice was mailed on 
February 18, 2003, advertised in the Clackamas Review on February 26, 2003 and the subject property 
was posted on February 21, 2003. 

On February 18, 2003 transmittals were sent to the Citizen Involvement Committee Council (CICC) and 
the Park Place Neighborhood Association apprising them of the application. 

Policy #1 
Encourage and promote a city-wide citizen participation program that helps neighborhoods to organize so 
that they may develop and respond to land-use planning proposals. 

ZC 02-04 Staff Report 
41712003 

zc 02-04 
6 



Finding: Complies. As noted above, the Park Place Neighborhood Associations and the C!CC 
were notified. This staff report and the file containing project information were available for public 
review seven days prior to the first evidentiary hearing. 

(C) Housing 
Goal: Provide for the planning, development and preservation of a variety of housing types at a range of 
price and rents. 

Finding: Complies. Though the applicant has indicated no desire to develop manufactured homes 
on the site, the R-6 Single-Family zoning designation does not preclude the placement of manufactured 
homes on the property, which the R-6/MH zoning designation was designed to promote when zoning 
restrictions limited the placement of manufactured homes. The proposed zone change would allow for the 
development of a variety of housing types, which are not limited by the 20.foot maximum height which 
exists in the R-6/MH zoning designation. 

The Oregon City Comprehensive Plan recommends that the City encourage the preservation of housing 
units in older neighborhoods that are a source of more affordable housing since the most affordable 
housing unit is invariably the unit that is already built, and Oregon City's greatest resource for affordable 
housing is its existing housing stock. 

The surrounding properties are zoned R-10 Single-Family, which requires a minimum of 10,000 square 
foot lots. The property directly east of the subject site was developed as the Wasko Acres subdivision and 
is zoned R-6/MH, which allows 6,800 square foot lots. The proposed R-6 zoning designation, which 
would allow the development of 6,000 square foot lots, would provide additional housing types and price 
ranges in the Park Place Neighborhood and would be designed with similar lot and home sizes as the 
Wasko Acres subdivision to the east. 

Policy #3 
The City shall encourage the private sector in rnaintaining an adequate supply of single and rnultiplc.fami~y 
housing units. This shall be accomplished by relying prinzar#y on the ho1ne building indust1y and private 
sector market solutions, supported by the eliniination of unnecessa1y government regulations. 

Finding: Complies. The applicant has indicated a desire to construct stick built single-family 
detached dwellings on the site. The applicant does not wish to install manufactured housing within this 
project. The dimensional standards of the zoning designation associated with the R-6/MH zoning 
designation does not lend itself to creating lots nor contain dimensional standards (a 20-foot maximum 
building height) that are suitable for stick built homes. 

(F) ]\'atural Resources, Natural Hazards 
Goal: Preserve and manage our scarce natural resources while building a livable urban environment. 

Finding: Complies. The subject site is currently zoned R-u/MH and is developed with one home. 
The proposal to re-zone the site from R-6/MH to R-6 would not significantly alter the amount of coverage 
of development allowed on the site. 

The subject sites do not appear on any of the following maps: Mineral and Aggregate Resources, Fish and 
Wildlife Habitat, Flood Plain, or Seismic Conditions. 

The area is located in an area indicating slopes greater than 25% and Wet Soils- High Water Table. 
Future development analysis will include a Geotechnical Investigation to identify soil types and 
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appropriate development techniques and development on slopes in excess of 25% are required to meet the 
standards of OCMC 17.44 - Unstable Soils and Hillside Constraints, both of which implement the goals 
and policies of the Comprehensive Plan. 

The Oregon City Comprehensive Plan identifies Abernathy Creek and tributaries as follows: 

Description: This resource is approximately 80-1+ miles long. From its confluence with the 
Willamette River to the tributaries in the park Place area and the Red/and Road area this creek 
runs through many diverse areas. Along the creek area 1nuch of the resource is confined to the 
stream con·idor. Zoning ranges from commercial at the 1-205 area, light industrial along 1 7111 

street to single fan1ily zoning in Park Place and rural residential zoning along Red/and Road. The 
creek is in a pipe as it goes under !-205. In the older section of the first level neighborhood area 
buildings (residence, Krueger Lumber Company and the county buildings) are built close to the 
edge of a high bank The county has completed some stream bank stabilization adjacent to their 
facilities. The diversity of the vegetation is good. The vegetation along he creek consists of' 
evergreen and deciduous trees, blackberries, .ferns, and grasses. There is a great deal of cover for 
snzall anbnul life and deer have been observed within the city liniits. 

Potential Impacts: Water runoff fron1 paved areas and other pollutants such as oil from cars could 
be a problem. Removal of perinzeter vegetation could also be a potential problem. New 
construction in any o,f the areas of the creek should have a setback of 25-30 feet, no structure or 
non-native vegetation should be constructed or introduced into the transition area. Water runoff 
problems can be minimized through the require1nents of the state plunzbing code. Uses allowed 
'vvithin the various zoning districts can be allowed ··without impacting the resource, provided that 
transition boundaries and setback requirements are met. 

T11e site is located within the Oregon City Water Quality Overlay District. The applicant has submitted a 
Water Resource Review for the site identifying the resource on the property. Future development of the 
site will be required to comply with Oregon City Municipal Code Section 17.49 concerning Water 
Resource Areas, which provides for the preservation and management of the city's scarce natural 
resources 

Policy #1 
Coordinate local activities '>11ith regional, state and federal agencies in controlling water and air pollution. 

Finding: Complies. Future development applications will need to meet agency requirements that 
protect water and air quality. No increases in air or water pollution are anticipated due to the change in 
zoning from R-6/MH Single-Family to R-6 Single-Family. 

Policy #7 
Discourage activities that nzay have a detrimental effect on fish and wildlife. 

Finding: Complies. The subject site is not located within an identified fish and wildlife habitat 
area, as identified in the Comprehensive Plan. T11e subject site is heavily wooded and contains a ravine 
and headwater of a tributary to Abernathy Creek. The R-6 and R-6/MH zoning designations both allow 
the development of single-family housing, thus the proposed change will not increase the likelihood of 
having a detrimental effect on fish and wildlife. and when developed in conjunction with existing Water 
Resource Overlay District requirements, should not have a detrimental effect on fish and wildlife. 

Policy #8 
Preserve historic and scenic areas within the City as viewed from points outside the City. 
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Finding: The site is not within a historic or scenic area and is not situated so as to affect views of 
such areas from outside the city. This policy is not applicable. 

Policy #9 
Preserve the environmental quality of major water resources by requiring site plan review, and/or other 
appropriate procedures on new developments. 

Finding: The applicant has submitted a Subdivision and Water Resource Review application with 
the City for this site to run concurrently with the proposed Zone Change. Through the Water Resource 
and Subdivision review, the policies of this section will be implemented. 

Policies adopted through Ordinance 90-1031 
Oregon City . .. shall comply with all applicable DEQ air quality standards and regulations. 

Finding: Complies. The proposed R-6 Single-Family allows the development of homes on 6,000 
square foot lots, which usually does not represent a threat to air quality. However, future development of 
the site shall comply with all applicable DEQ air quality standards and regulations. 

All development within the City of Oregon City shall comply with applicable state and federal air. water. 
solid waste, hazardous waste and noise environmental rules, regulations and standards. Develop1nent 
ordinance regulations shall he consistent \Vi th .federal and state environmental regulations. 

Finding: The proposal will be processed under the appropriate procedures for new development in 
order to comply with this policy. 

(G) Growth and Urbanization 
Goal: Preserve and enhance the natural and developed character of Oregon City and its urban growth area. 

Finding: Complies. The proposal will affect approximately 9.23 acres ofR-6/MH zoned property, 
which allows 6,800 square foot lots. The subject site is located in the Park Place Neighborhood, which is 
predominately zoned R-10 Single-Family. Adequate public facilities have been provided to the property 
and additional housing types and sizes will contribute to the developed character of Oregon City by 
providing a neighborhood with multiple housing opportunities at multiple price ranges. 

(H) Energy Conservation 
Goal: Plan urban land development that encourages public and private efforts toward conservation of 
energy. 

Finding: Complies. The subject site is located within walking distance of Holcomb Elementary, 
reducing the need for students to be driven to school, thus reducing vehicles miles traveled. There are no 
public transportation services provided to the subject site, howeverTri-Met bus 34 does provide a route 
up Holcomb Boulevard to the Clackamas County Housing Authority site to the east of the site. 

(I) Community Facilities 
Goal: Serve the health, safety, education, welfare and recreational needs of all Oregon City residents 
through the planning and provision of adequate conununity facilities. 

Finding: Complies. Community facilities include sewer, water, storm water drainage, solid waste 
disposal, electricity, gas, telephone, health services, education, and governmental services. The applicant 
states that urban services are available or can be extended and made available to the site. Public water is 
available within Holcomb Boulevard, Smithfield Drive, and Cattle Drive. An existing sanitary sewer line 
exists within Holcomb Boulevard with adequate depth to serve the site. Storm drainage would be directed 
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to a detention/water quality facility to be constructed on the site and discharged to an approved location, 
police and fire service will be provided and the school capacity is available to support the existing, and 
proposed, Low Density Residential land use. 

Policy #5 
The city will encourage development on vacant buildable land within the City where urban facilities and 
services are available or can be provided. 

Finding: Complies. The subject site, which contains one house, has the necessary urban services 
for low-density residential development stubbed to the site or can be extended to the site and it appears 
these services are adequate for the subject site 

Policy #7 
Maximum efficiency _for existing urban facihties and services will be reinforced by encouraging 
development at nzaximu1n levels permitted in the Comprehensive Plan and through infill of vacant City 
land. 

Finding: Complies. The existing urban facilities and services can be provided to the site and the 
proposed change from R-6/MH to R-6 will not impact the ability to provide the necessary services to the 
site. There is a street stubbed to the site from the east, which will continue through the site and will 
eventually connect to Oak Tree Terrace to the west. The applicant is requesting the maximum density 
permitted in the Low Density residential land use designation and would allow development that will 
maximize the existing urban facilities. 

(J) Parks and Recreation 
Goal: Maintain and enhance the existing park and recreation system while planning for future expansion to 
ineet residential growth. 

Finding: Complies. The Oregon City Parks Master Plan indicates that there currently is a desire to 
discourage the development and maintenance of mini-parks, thus no further parks of this type are needed 
except where high-density residential development occurs or where private developers are willing to 
develop and maintain them. The plan also indicates that open space should be acquired and integrated into 
the overall park system. This can be done by preserving hillsides, creek corridors, and floodplain areas 
that could also serve as conduits for trails. 

The subject site is located within the Oregon City Water Quality Resource Area and will be protected per 
the standards ofOCMC Section 17.49. 

(L) Transportation 
Goal: Improve the systems for movement of people and products in accordance with land use planning, 
energy conservation, nelghborhood groups and appropriate public and private agencies. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 5) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
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the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off.site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Policy #6 
Sidewalks will be of sufficient width to accommodate pedestrian traffic. 

Finding: 
standards. 

Sidewalks will be included in future site redevelopment and will be constructed to City 

RECOMMENDED CONCLUSION AND DECISION 
Staff would recommend that the Planning Commission forward the proposed Zone Change, Planning File 
ZC 02-04, with a recommendation of approval to the City Commission for a public hearing on May 7, 
2003. 

EXHIBITS 
The following exhibits are attached to this staff report. 

I. Vicinity map 
2. a. Park Place Neighborhood Association 

b. Oregon City Police Department 
c. Oregon City Public Works 
d. Oregon City Engineering Department 
e. David Evans and Associates 

3. Application Narrative 
4. Application (On File) 
5. Transportation Impact Study prepared by Group Mackenzie; September 6, 2003 (On File) 
6. Pre-Application notes (On File) 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-JIOUSE DISTRIBUTION 
ef ,BUILDING OFFICIAL 
c/ ENGINEERING MANAGER 
o/ FIRE CHIEF 
o/ PUBLIC WORKS- OPERATIONS 
lil/ CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
w/PARKS MANAGER 
o ADDRESSING 
~POLICE 
TRAFFIC ENGINEER 
~Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
cVj:Icc 
ef NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
~N,A. ·LAND USE CHAIR 
~CLACKAMAS COUNTY - Joe Merek 
GJ/CLACKAMAS COUNTY - Bill Spears 
o/ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
~SCHOOL DIST 62 
~TRI-MET 
liY'METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~ DLCD (ind,,,\.,~.\'.,,,,~, 1) 

COMMENTS DUE BY: March 19' 2003 

HEARING DA TE: April 14, 2003 (Type IV) 
HEARING BODY: Staff Review: PC: __K_ CC:_XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 5/7/03 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 5/7/03 
Tony Konkol, Associate Planner 
Torn Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

Signed -~-~-W~· ~~~· ~~~~-3_-\_8_-<>_3~----
Title \:.\!:M.\<f '?f'N ~ k..i({ \ke. CG~IMi l"fee 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATE 
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IN-}IOUSE DISTRIBUTION 
~,.BUILDING OFFICIAL 
ui/ ENGINEERING MANAGER 
o/.FIRE CHIEF 
~PUBLIC WORKS- OPERA TIO NS 
~/CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
o/°PARKS MANAGER 
o ADDRESSING 
~POLICE 
TRAFFIC ENGINEER 
i.i/Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE # & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
~ICC 
~NEIGHBORHOOD ASSOC!A TION (N.A.) CHAIR 
w/ N.A. LAND USE CHAIR 
~LACKAMAS COUNTY - Joe Merek 
iJ CLACKAMAS COUNTY - Bill Spears 
!iV'ODOT - Sonya Kazen 
o _ODOT - Gary Hunt 
~SCHOOL DIST 62 
w/TRI-MET 
iw/METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
il.J-/ DLCD (\ntkd"':l ~" ,.,, 1) 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: Staff Review: PC: ___K_ CC:_XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 5/7 /03 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 517103 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return tl1e 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

Tile proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

Sig'°'~~ 
Title ~1!!'6;;...£/.c S4k'J' 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATEE 
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The proposal does not 
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The proposal would not conflict our 
interests if the changes noted below 
are included. 
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MEMORANDUM 
City of Oregon City 

DATE: ___ .February 19, 2003 ___________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning lnfonnation Requests 

File Number __ PZ 03-01 & ZC 02-03 REPEAT REVIEW - See 3/18 & 11/4 of 2002 reviews_ 

Name/Address: __ Tax Lots 4200 & 4300 - "Tracey Heights" 14812 Holcomb Blvd 

Holcomb, Cattle & Smithfield Drive - 29 lot sub-division 

Water: 

Existing Water Main Size= _16" on Holcomb Blvd. and 

Existing Location=_ 8" on Cattle & Smithfield Drive ( Wasko Acres)_ 

Upsizing required? Yes_X _ No___ Size Required_ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ _ 

Looping reqwred? Yes_ X __ No__ Per Fire Marshal __________ _ 

Frorn: __ Holcomb Blvd. (use the public alley shown on sheet 2 of 4) --------

To: __ Thru project to adjacent roads_ 

Nevv line size = minimum 8" ductile iron 

Baekfiow Preventor required? Yes No --- x 

Pressure Reducing Valve required for 70 psi or higher. 

Clack~unasRiver Water lines in area? Yes __ No X - -

Easements Required? Yes_~_ No 
See Engineer's comments 

Reco1nn1cndcd cascn1ent vridil1 __ ~ ____ ft. 

\Vatcr Divisions additional con11ncnts No Yes X -- Initial _ eii __ Date_ 2/19 /2003 __ 

Consult Water Master Plan. This is a repeat review. See 3/18 & 11/4 of 2002 reviews. Avoid 
dead-end water mains; please connect to the 16" H20 main on Holcomb Blvd. This will greatly 
improve water circulation, quality and fire flow to proposed project and future projects 
connecting to it. H20 pressures may vary due to elevation changes and individual pressure 
reducing valves installed by contractor after the water meter could be required.· 

Project Comment Sheet Page 1 



MEMORANDUM 
City of Oregon City 

DATE: ___ March 18, 2002 ___________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Jn formation Requests 

File Number PA 02-11 ----------------

Name/Address: No site address - Holcomb Blvd West of Wasco Acres sub-division 

PUD for 29 lot sub-division 

Water: 

Existing Water Main Size~ 16" - -

Existing Location ~ __ Holcomb Blvd & 8" DI in Wasco Acres sub-division 

Upsizingrequired? Yes __ No_X_ Size Required See Water Master Plan inch - -

Extcnsionrequired? Yes_X_ No __ 

Looping required? Yes_X __ No__ Per Fire Marshal _______ _ 

From: Holcomb Blvd. -------

To: __ Wasco Acres sub-division _______ _ 

Ne\v line size= 8" DI ---

Backflow Preventor required? Yes No X 

Clackamas River Water lines in area? Yes_ _ No_ X 

Easements Required? Yes_ -7 _ No 
See Engineer's comments 

Recommended easement width -7 ___ ft_ 

Water Divisions additional comments No Yes_X_ Initial _eli __ Date 3/1812002 

Consult Water Master Plan. 

Owner shall connect to the existing 16" DI water main on Holcomb Blvd., extend a new 8" 
ductile iron water main thru new project to form a loop and connect to the existing 8" DI on 
Smithfield Drive in the Wasco Acres sub-division. The owner shall also extend the existing 8" 
water main on Cattle Drive in Wasco Acres to the end of this project to serve the southern most 
proposed four new lots. 

Project Comment Sheet Page l <-L"'-( 
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MEMORANDUM 
City of Oregon City 

DATE: ____ November 4, 2002 __________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Information Requests 

File Number __ PA 02-61 

Name/Address: Holcomb Blvd. & Smithfield Drive - west of Wasko Acres 

28 lot subdivision 

Water: 

Existing Water Main Size~ _16" on Holcomb Blvd. and_ 

Existing Location~_ 8" on Cattle Drive & Smithfield Drive (Wasko Acres)_ 

Upsizing required? Yes_X _ No___ Size Required_ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ _ 

Looping required? Yes_ X __ No___ Per Fire Marshal __________ _ 

From: __ Holcomb Blvd. (use the 20' wide emergency access)-------

To: __ Thru project to adjacent roads _____ _ 

New line size= min 8" DI 

Bnckflow Preventor required? Yes_ No_X 

Pressure Reducing Valve required for 70 psi or higher. 

Clackan1as River Water lines in area? Yes__ No_X _ 

Easements Required? Yes_7_ No 

See Engineer's comments 
Recom1ncnded easc111ent width __ 7 ____ ft. 

Water Divisions additional comments No__ Yes_X_ lnitiaJ _eli __ Date _11/4/2002 __ 

Consult Water Master Plan. In either option, connect to 16" water main on Holcomb Blvd. 
via the 20' wide emergency access casement, extend water main into and thru proposed 
subdivision and connect to adjacent water mains next to project. Avoid dead-end water mains 
whenever possible. Water pressures may vary due to elevation changes. Some lots may or may 
not require individual pressure reducing valves to be installed by contractor depending upon 
psi. 

Project Comment Sheet Page I "...cl. 



DATE: 

TO: 

Feb.20.2003 

MEMORANDUM 
City of Oregon City 

Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PZ 03-()1 ZC 02-()3 Map# 2S-2E-28AD. Lots 4200 and 4300 

NAME: TRACEY HEIGHTS 

Streets: 

Classification: 

Major Arterial Minor Arterial 

Collector Local 

Adclitional Right Of Way Required? Yes No ----
Jurisdiction: 

City X County State 

x 

----

---- ---- ---
Existing width = feet --------
Required width = feet --------

Roadway Improvements? See Transportation System Plan 

Bicycle Lanes Required? Yes ---- No ----
Transit Street? Yes No Line No= ---- --- ----

See Deparnnent additional comments No ---- YesX ---- Initial _P_.I_. __ _ 

L See note page one concerning public alley, would prefer as a private drive, serves same purpose as 

a flag lot driveway. 

Project Comment Sheet Page4 
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DA TE: 3/18/2002 

MEMORANDUM 
City of Oregon City 

~-------------------------------
TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02-J I 
~-------------------------------

NAME: Holcomb Blvd. west of Wasco acres 29 lot PUD sub div 

Sanitary Sewer: 

Existing Sewer Main Size= 811 

~----------~ 

Existing Location= Wasco Acres and Holcomb Blvd. 

Existing Lateral being reused? Yes No x 

Upsizing required? See Sanitary Sewer Master Plan 

Extension required? No Yes X 

Pump Station Required? See Sanitary Sewer Master Plan 

Industrial Pre-treatment required? If non-residential Contract Tri-City Service Disn·ict 

Easen1ents Required? Yes? No ---- ----
Recommended Easement Width ? feet 

~------~ 

Sanitary Sewer additional com1rients? No Yes X Initial CC 

not able to detern1ine if easn1ents are necessary at this ti1ne 

Project Comment Sheet Page 2 



DATE: 3/18/2002 

MEMORANDUM 
City of Oregon City 

TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02 I I 
~------------------------------~ 

NAME: Holcomb Blvd. west of Wasco Acres 29 lot PUD sub-div 

Storm Sewer: Yes 

Existing Line Size~ 12 inch None Existing 
~------~ 

Upsizing requlred? See Storn1 Drainage Master Plans 

Extension required? Yes x No ---- ----
From: Holcomb Blvd. and I or Wasco acres 

To: Site 

Detention and treatn1ent required? yes 

On site \Vater resources: None kno\vn Yes X 

Storm Department additional comments?: No Yes X Initial CC 

It appears that a portion of this property lies within a water quality resource area overlay district 

Project Comment Sheet Page3 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 1 
Bob Cullison, Engineering Manager April 7, 2003 

ANALYSIS AND FINDINGS 

The applicant is proposing to develop a subdivision and has proposed a zone change for the property 
located just west of the recently completed Wasko Acres subdivision on Holcomb Boulevard in the 
Park Place area from R-6/MH to R-6. Applicant is also proposing to change the Comprehensive 
Plan Map designation from LR/MH to LR. 

This minor zone change from R-6/MH to R-6 results in a worst case 8 additional lots that will not 
create significant changes in any utility or street requirements. Same holds true for the 
Comprehensive Plan Map Amendment from LR/MH to LR. 

Therefore, Staff recommends approval of the proposed zone change and Comprehensive Plan map 
change as long as the following recommendations and conditions of approval are followed: 

PROVISION OF PUBLIC SERVICES: 

WATER. 

There is an existing 16-inch water main in Holcomb Boulevard and existing 8-inch water mains at 
the two stub streets coming out of Wasko Acres subdivision. 

Future development of this property will require connecting to the 16-inch main and extending the 8-
inch water mains throughout the subdivision per city standards. Existing water facilities appear 
adequate for future development of this property. 

SANITARY SEWER. 

There are existing 8-inch sanitary sewer mains in Holcomb Boulevard and in the two street stubs 
from Wasko Acres for the applicant to connect extensions throughout the subdiYision, if approp1iate 
based on topography. 

Existing sanitary sewer facilities appear adequate for future development of this property. 

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES. 

C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC 
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ZC02-03/PZ03-0l Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 2 
Bob Cullison, Engineering Manager April 7, 2003 

This site is in the Livesay Drainage Basin as designated in the City's Drainage Master Plan. 
Drainage impacts to this site are significant. This site drains to the Livesay Creek which drains to 
the Abernethy Creek, an anadromous salmon -bearing stream. The site is also located within a 
Water Quality Resource Area Overlay District. Erosion and water quality contr·ols are c1itical for the 
development of this site. 

Future development of this property will require storm water detention. Continuation and joint use 
of certain existing Wasko Acres stormwater facilities may be appropriate. 

DEDICATIONS AND EASEMENTS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Aiierial Street in the Oregon City Transp01iation System Plan, which requires a right-of-way 
(ROW) width of 64 to 114 feet. CmTently, Holcomb Boulevard appears to have a 60-foot wide 
ROW along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transportation System Plan, which requires a ROW width of 42 to 54 feet. Currently, these two 
local streets have ROW widths of 50 feet. 

Future development of this property will require dedication of ROW along Holcomb Boulevard. 
Future dedication of ROW within the subdivision is standard. 

STREETS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Arterial Street in the Oregon City Transportation System Plan, which requires a pavement 
width of 24 to 98 feet. Currently, Holcomb Boulevard appears to have a 36-foot wide pavement 
width along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transpo1iation System Plan, which requires a pavement width of'.?.O to 32 feet. Currently, these two 
local streets have pavement widtl1s of 32 feet. 

Future development of this property will require half street improvements along the site frontage 
with Holcomb Boulevard to meet City requirements and continuation of the two local streets 
throughout the subdivision to include possible stubs to adjacent properties. 
C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC02-03 PZ03-01.doc 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 3 
Bob Cullison, Engineering Manager April 7, 2003 

TRAFFIC AND TRANSPORTATION. 

A traffic analysis for this site, prepared by Group Mackenzie and dated September 6, 2002, was 
submitted to the City for review. The applicant's traffic study appears to have reasonable 
conclusions and recommendations regarding improvements to the site itself. The study based traffic 
generation on the proposed use, a 30-unit subdivision. The eight additional homes associated with 
the proposed Comprehensive Plan Map amendment and Zone Change does not represent a 
significant amount of increased traffic. 

Conditions: 

!\one 

C:\Documents and Settingsltkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC02-03 PZ03-0l.doc 



April l, 2003 

Mr. Tony Konkol 
City of Oregon City 
PO Box 351 

DAVID EVANS 
ANoASSOCIATES INC, 

Oregon City, OR 97045 

SUBJECT: REVIEW OF TRAFFIC IMPACT STUDY 
TRACEY HEIGHTS SUBDIVISION - ZC 02-03 PZ 03-01 

Dear Mr. Konkol: 

In response to your request, David Evans and Associates, Inc. (DEA) has reviewed the Traffic Impact Study 
(TIS) and site plan submitted by Group Mackenzie for the proposed Tracey Heights Subdivision 
Development located in Oregon City approximately 700 feet west of the Holcomb Road and Winston Drive 
intersect10n. The material is dated September 6, 2002. 

The TIS describes the current development proposal to build a 30-unit (29 proposed, 1 existing) subdivision 
of single-family detached homes. Access from the proposed site would be provided to Holcomb Boulevard 
via Winston Drive and existing local streets within the Wasco Acres subdivision. The project would involve 
extension of Smithfield Drive and the addition of one north-south street stub. 

Overall Findings 

The applicant's TlA generally meets City guidelines except where noted herein. I concur that the project is 
not expected to trigger off-site mitigation- rather it will simply add to the need for planned improvements 
already underway. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. The 
applicant presented that Metro's travel demand model reflects 5 percent compound growth through 2020. As 
this growth occurs, it will magnify the need for intersection improvements at the signalized intersections of 
Redland Road at Cascade Highway and Abernethy Road/Hocomb Boulevard at Redland Road. Both 
intersections are expected to fail to meet City and ODOT operational standards by year 2008. 

Additionally, increased growth is expected to magnify the need for a center-two-way-left-tum lane along 
Holcomb Boulevard. Such a lane is identified as "optional" under the City's minor arterial street standard. 
Such an improvement is not idenufied in the City's TSP as far as I can tell. Left-tum lanes are warranted at 
spot locat10ns today and the number of Jocat10ns meeting wanants will increase as development occurs. The 
City is encouraged to plan for this type of improvement and consider whether to begin asking developers for 
right-of-way dedication as development occurs. 

Exhibits Ze 
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Mr. Tony Konkol 
PZ03-0l 
Page 2 

Comments 

1. Existing conditions - The applicant reasonably described the existing transportation system 
sunounding the proposed project site including pedestrian, bicycle, and transit facilities. The 
applicant used recent traffic counts dated August 2002 and accurately reflected prevailing 
intersection lane configurations and traffic control. The applicant reviewed existing study area crash 
history as is customary and relevant to T!As. 

2. Background conditions - In developing year 2003 and 2008 background traffic levels without the 
project, the applicant calculated a five percent per year compound growth rate based on 1994 and 2020 
model output from Metro. However they then applied the five- percent compound growth rate as a linear 
growth rate. This process underestimated the background traffic volumes. This type of eJTor is not 
expected to alter the findings for this study but should be cmTected by the applicant for future T!As. 

The applicant appropriately reviewed relevant planning documents and accounted for planned 
improvements within the 2003 and 2008 analysis period. The applicant accounted for in-process traffic 
associated with Oaktree Tenace, Barlow Crest, Barlow Crest 2, Wasco Acres and Trailview Estates using 
ITE's trip generation rates. 

3. Trip Generation/Distribution/Assignment - The applicant appropriately used ITE's trip generation 
equations to estimate site trips during AM and PM peak hours and during the course of a typical 
weekday. The applicant used appropriate methods to distribute site trips to the area road system. 

4. Sight Distance - The proposed project gains access to Holcomb Boulevard via Winston Drive. The 
applicant has appropriately established adequate site distance at the intersection of Winston Drive and 
Holcomb Boulevard. Where the proposed project establishes new local road intersections, such 
intersections need to provide adequate sight distance per AASHTO guidelines. The applicant needs to 
discuss the standards and ensme they are met. 

5. Signal and tum Lane Warrants - The applicant adequately analyzed 2003 and 2008 signal warrants for 
the intersection of Holcomb Boulevard and Winston Drive. A signal at this intersection is not wananted 
by 2008. 

In establishing minor street (Winston Dnve) traffic volumes for use in e\·aluating wainnts, the applicant 
applied a 50-perccnt reduction in n1inor stTeet right-tu111 volun1es. 1-Io\vever, no justification v..1as given 
for the reduction. Winston Drive is a shared lane approach. In reviewing the applicant's traffic counts, 
the proportion of right turns on Winston Drive is generally I 0 percent. Thus, the large share of left turns 
that experience greater delay in making their movement will affect right turns. Thus, no right-tw11 
reduction is warranted. 



Mr. Tony Konkol 
PZ03-0l 
Page 3 

The applicant adequately analyzed the right-tum lane and left-tum lane warrants at the mtersection of 
Holcomb Boulevard and Winston Drive. A left-tum lane is not warranted. A right-tnm lane is warranted 
during PM peak hour operations under all analyzed scenarios. T11e applicant is not recommending a 
right-tum lane based on the assumption that the warrant will only be met during a few hours of the day, 
the fact that adequate capacity is available on Holcomb Boulevard, and that the proposed project adds a 
low volume of site generated traffic to the movement. Because the right tum operates effectively under 
all scenarios and no safety history exists to indicate that a right-tum lane is needed at this time, DEA 
concurs that a right-tum lane is not required at this time. The applicant clearly adds trnffic to the right 
turn movement, and may be asked to participate in the future to fund a right-tum lane when deemed 
necessary. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant presented that Metro's travel demand model reflects 5 percent compound growth through 
2020. As this growth occurs, increased traffic will lead to increased accidents and in all likelihood 
eventually to the need for a center-two-way-left-tum lane. Such a lane is identified as "optional" under 
the City's minor arterial street standard. Such an improvement is not identified in the City's TSP as far as 
I can tell. Left-tum lanes are warranted at spot locations today and the number of locations meeting 
warrants will increase as development occurs. The City is encouraged to plan for this type of 
improvement and consider whether to begin asking developers for right-of-way dedication as 
development occurs. 

6. Traffic Operations - The applicant indicates that the two stop-controlled intersections on Holcomb 
Boulevard at Oaktree Terrace and Winston Drive meet City standards with operations of LOS C or better 
during all analysis scenarios. 

The signalized intersection at Rcdland Road and Cascade Highway and the signalized intersections at 
AbemethyRoad/Hocomb Boulevard and Redland Road meet Oregon City and ODOT operational 
standards in year 2003. By 2008 both intersections fail to meet operational standards during part of the 
day with and without site development. This development, m conjunction with significant growth in the 
area, is degrading operations at these two key intersections. This development does not trigger special 
off-site mitigation. Due to expected continued growth in thispari of Oregon City, the City and ODOT 
should consider the timing and extent of improvements to relieve congestion along this con-idor. 

7. Queuing - The applicant did not report any queuing results for area intersections. A brief overview of 
their operations results suggests that area queuing will not be a significant issue. 

8. Mitigation -- The applicant has not identified the need for any off-site mitigat10n. DEA does not 
rccon1n1end any off-site initigation 

9. Site Plan Review - The applicant's site plan indicates that sidewalks will be provided within the 
development and along the Holcomb Boulevard frontage. In addition a bicycle/pedestrian and emergency 
vehicle accessway linking the development to Holcomb Boulevard will be provided. The applicant 
should assure that removable posts or some other impedance is used to prevent unauthorized vehicles 

,, 



Mr. Tony Konkol 
PZ03-0l 
Page 4 

from nsing the accessway. Accessways should also be hard surfaced, properly lit, fenced, and ADA 
compliant. 

If you have any questions or need any further infom1ation concerning this review, please call me at 
503.223.6663. 

Sincerely, 

DA YID EV ANS AND ASSOCIATES, INC. 

Mike Baker, PE 
Senior Transportation Engineer 

MJBA:swh 

o: \pro j ectlo lorct0009\correspondence \technical reviews 12 00 3 IP ZO 3-0 1. doc 



" 

20"d 

TRACEY HEIGHTS 

29 LOT SUBDIVISION 

APPLICATION 

OREGON CITY, OREGON 

Prepared for: 

Pacific Western Homes, Inc. 
5530 NE 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252·3745 

Fax (503) 252-8799 

Prepared by: 

Pinnacle Engineering 
17757 Ke!ok Road 

Lake Oswego, Oregon 
Phone (503) 636-4005 

fax (503) 636-4015 

Revised 
January 29, 2003 
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TRACEY HEIGHTS 29 LOT SUBDIVISION 

APPLICANT 

Pacific Western Hornes, Inc. 
Mr. Chet Antonsen 

Mr. Tom Skaar 
5530 N.E. 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252-3745 
Fax (SOS) 252-8799 

APPLICANTS REPRESENTATIVE 

Pinnacle Engineering 
Mr. James Stormo P.E. 

17757 Kelok Road 
Lake Oswego, Oregon 97034 

Phone (503) 636-4005 
Fax (503) 636-4015 

LOCATION & LEGAL DESCRIPTION 

Tax Lots !900 and 1902 
Partition Plat PP 1994-61 

Section 28 T2S R2E 

SITE AREA 

Approximately 9 .23 acres 

ZONING "' 

R6/MH 

APPROVAL CRITERIA 

City of Oregon Clty Zoning Code 

APPLICANT'S REQUESTED APPLICATION 

Preliminary Plat for 29 lot Subdivision 
Zone Change 

Geotechnical Review 
Traffic Impact Study· Review 

6 Minor Variances 
\V arer Resource Review 

This report wi11 provide background information about the site and th; proposed developmenL It will also address tlie provisions o 
the City of Oregon City's Zoning Code applicable to a 29 lot rubdivision. 

Tracey Heights Subdivision Application 
Page 1 



PROJECT SUMMARY 
Th plication requests approval for a twenty nine (29)-lot subdivision of the subject site. The proposed lot and stree layout as 
dep'"'ed on the attached preliminary plat submitted with this application. All twenty nine (29) lots proposed by this ap lication will 
have frontage and take access onto a dedicated public right-of-way. The applicant is proposing two public alleys within the site 1hat 

will provide driveway access to lots that have frontage along Holcomb Blvd. The applicant is also requesting a zone c'ange to 
eliminate the MH designation from the property. The lots being created satisfy the requested designation R-6 zone requirement for a 
minimum Jot size of 6,000 square feet. One (1) request for minor variances to lot width is also being requested. 

PHYSICAL FEATURES 

The parcel of land involved in this application is located on the south side of Holcomb Blvd., west of the Wasko Acre Subdivision 
and east of Oak Tree Terrace. The topography of the site slopes from a low poillt in the southwest corner of the site to/a high point · 
the northeast comer of the site with an overall average slope of approximately I 0%. EJ<isting vegetation consists primbruy of matur 
trees scattered over the subject site. The northern half of the subject site contains an existing single-family detached dr

1 
e!ling and 

garage that are to remain. There are no known natural hazards or wetlands on the subject site. 

SUR.ROUNDING LAND USE 

The parcels to the east of the site are single-family residential lots zoned R-6MH. The site is bordered on the west by arger 
undeveloped parcels zoned RI 0. The site is bordered on the north by Holcomb Blvd. The parcels bordering the soutl of the site are 
zonedFUlO. 

FINDINGS 

Th;, application involves re-configuring the subject site into a total Of twenty nine (29) Separate Jots of record. The SU dect site 
ct ts of Tax Lots 1900 and I 902 of Clackamas County Assessor's Map 2S-2E-28, is zoned R-6 and totals approJ<i ately 9.23 acr s 
in size. 

The fo!lowing chapters and sections of the City of Oregon City Zoning Code are applicable to this preliminary subdi0sion pl!11 
application based upon: (T) existing conditions present upon and surrounding the subject site, (ii) requirements conveYed by Oregon 
City staff during the pre-application 1*eting held for this project on November 13 .. 2002, and (iii) a review of Title 1 & Title 17 of 
the City of Oregon City's Zoning Code. 
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TITLE 17 -ZONING 

CHAPTER 17.12 R-6 SINGLE FAMILY DWELUNG DISTRICT 

17.12.020 
17./2.040 

Permitted Uses 
Dimensional Standards 

APPLICANT'S RESPONSE: 

As per the applicable provisions of these sections, this application involves the subject site proposed under the R-6 zoning 
designation. This application proposes to create single-family detached dwelling lots, a permitted use in the R-6 distric . There are no 
conditional uses proposed through this application. As depicted on Exhibit A .. the preliminary plat, all twenty nine (29) lots being 
created through this application satisfy the minimum square footage area requirements and the average lot width and 1 t depth 
requirements for the R-6 district with the exception of Jot 9. A minor variance for lot width is being requested for this ot. Detached 
single family residences can be sited on each of the twenty nine (29) lots being created satisfying the height and setbac requiremen 
of the R-6 zone. At the maximum density levels permitted through Section 17.06.070, the total maximum dwelling 'ts for the 
subject site is calculated as follows: 

(9.23 Acres)(7.3 Units/Acre)= 67 4 Units 

This application proposes a total of twenty nine (29) lots. Due to the steep slopes present upon the subject site and the existence of ~ 

water resource overlay on the property, further division of the subject site is not likely to occur. The creation oftwen . nine (29) lots 
is within the maximum density allowed for the subject site. All of the lots (with the exception of the Jot widths for lot ) meet the 
dimensional requirements of this section. 

CHAPTER 17.44 UNSTABLE SOILS AND HlLLSmE CONSTRAINT OVERLAY DISTRICT 

APPLICANT'S RESPONSE: 

The subject site slopes from a low point in the southwest corner of the site to a high point in the northeast corner of thb site, and has 
an average overall slope of 10 percent. A geotechnical investigation of the subject site has been conducted to address e issues .. 
related to unstable soils and hillside constraint, please see the enclosed report provided by Geotech Solutions. 

CHAPTER 17.47 EROSION CONTROL 

t!PPLICANT'S RESPONSE-

An Erosion Control Plan for the subject site, satisfying the provisions of this section, will be submitted at the time fin 1 engineering 
plans are prepared for the public street and utility design and prior to final plat approval. I 

CHAPTER 17.49 WR WATER RESOURCES OVERLAY DISTRICT 

I 7.49.010 Purpose 

APPUCA.NT'S RESPONSE: 

The purpose of the overlay district is to conserve and protect inventoried wetlands, water courses, and associated nattlral resource d 
water resource values. By complying with the requirements of this chapter, the proposed zone change and subdivisidn application 
support the purpose of this section. The applicant has submitted with this application a water resource report delineating the limits f 
the vegetative corridor. 
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17.401150 Water Quality Resource Area Standards 

APPLICANT'S RESPONSE: 

I 
I 
I 

The applicant retamed the services of Environmental Technology Consultants to prepare a Water Resource Report to dltermine the 
extent of the resource area and the width of the vegetated corridor. The report was prepared to address the infonnationTset forth in 
this section. A copy of the report has been attached with this application. The vegetative corridor has been depicted o 

1 
the site 

dimension plan shown on Exhibit "A" - sheet 1 of 4. 

17.49.060 Subdivi•ions and Partitions 

AP PL/CANT'S RESPONSE: 

The applicant has prepared a report in order to determine the location of the vegetative corridor. The delineated veget tive corridor 
has been shown the preliminary site plan. A majority of the vegetative corridor has been contained within Tract "A", common ope 
space tract. However, a small portion of the vegetative corridor is being shown on private lots (along the rear lot line flots 1 throu 
4). The small area of vegetative corridor located within private Jots is proposed to be located within a protective easement which is 
intended to prohibit any building activity within the corridor. The applicant feels that excluding the vegetative corriddr area from 
these lots will create a hardship in that it will limit the land available for a suitable building envelope. Creating a proujctive ea.semen 
satisfies the purpose of the code to protect the slope and resource area. ' 

17.49.070 Density Transfers 

APPLICANT'S RESPONSE: j 
T. Jplicant is not requesting a density transfer nor does the applicant wish to apply for a planned unit developm en Therefore, 
section is not applicable. I 

CHAPTER 17.50 ADMINISTRATION AND PROCEDURES ' 

17.50.030 Summary of the City's decision making processes 

APPLICANT'S RESPQNSK 

As per the applicable provisions of this section, this application for a twenty nine (29) lot subdivision is a Type II dee sion and 
therefore subjeCt to the review and approval process outlined within the provisions of this section . . 

Chapter 17.50.050 Pre-application conference and nelghborhQod meeting 

4ppLTCANn£ RESPONSE.· 

Per the applicable provisions of this section, a pre-application meeting was held with city staff on November 13, 2001. The subject 
site ts located w1thm the Park Place Neighborhood Association. The applicants representative met with Mr. Ralph Kiefer and Mrs. 
Lois Kiefer of the Park Place Neighborhood Association on friday December I 3th, 2002 (see attached letter from Mf. Kiefer dated 
December 13, 200:2). A foll sized set of plans were reviewed and a project overview was given to Mr. and Mrs. Kief1rr. Both Mr. 
and Mrs. K1efer md1cated they would support the application as well as the requested zone change. 
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CHAPTER 17.60 VARIANCES 

17.60.0lO Variances~ Grounds 

A PPL!CANT'S RESPONSE· 

The width of the parcel does not allow for 6 lots to be developed at the standard width of 60 feet. Requiring the applic~t to adhere to 
the 60 foet requirement would eliminate a lot from the site plan. ! 

I 
The variance would not cause substantial damage to adjacent properties by reducing light, air, safe access or other desillable or 
necessary qualities otherwise protected by this title. 

The circumstances for requesting this variance are not self imposed. The applicant is required by the City to extend an existing street 
(Smithfield Drive) along its current alignment and extend to the western property line of the site. Orientating Jots alon the south sid 
of Smithfield Drive as shown on the preliminary plat utilizes the property to the fullest. Unfortunately, the width of th parcel is not 
wide enough to accommodate 6 lots. The existence of the Water Resource area also places a constraint on the prope that would 
otherwise not exist. 

Du. e to the existing street configuration and width of the parcel, no practical alternatives exist that would accomplish l" same purpos 
and not require a variance. 

The variance is the minimum necessary to alleviate the hardship. Also, the variance conforms to the comprehensive p n and the 
intent of the ordinance being varied. Approving the variance also maximizes density within the site, which is also enc uraged by the 
City. 

17.60.030 Variances - Procedure.\· 

APPLICANT'S RESPONSE· 

The applicant is requesting a minor variance to the required lot width of 60 feet as required by the zoning code. A m · or variance ro 
the required lot width is defined as a variance ofless than or equal to J 0% of the required dimension. The applicant is requesting tbi 
minor varianc'1,for the lot widths of lot 9. A summary of the required lot width~·equested lot width, and percent of the variance. 

Lot 

9 

Required Wldtlt 
(Feel} 

60.0 

Requested Widtlt 
(Feet) 

55.00 

% of variance 
from the standard 

8.33% 

As sho\VJI above, the percent of variance is less than 1 Oo/o as required by a minor variance. 

ln lieu of placing a burden of the variance on numerous lots, the applicant has chosc..-n to reduce the total number of variances to one 
lot. I 
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TITLE 16 -SUBDIVISIONS 

CB "ER 16.08 SUBDIVISIONS -PROCESS AND STANDARDS 

16.08.020 Pre-application conference required 

On satisfaction of the above provisions of this chapter, this twenty nine (29) lot preliminary subdivision application wa discussed at 
two pre-application meetings with Oregon City staff. The fir.t meeting was held on April 2, 2002 and the second meet g was held 
on November 13, 2002. 

16.08.040 Preliminary subdivision plat -required plans. 

APPLICANT'S RESPONSE· 

The applicant has submitted with this application a preliminary plat plan package shown as Exhibit A,. The plan pac~ge consist of 
preliminary site dimension plan, a preliminary sanitary sewer and water plan, a preliminary grading and storm drainag plan, and a 
preliminary tree removal plan. The plans show existing topography, existing utilities, existing trees, and other inform tion depicting 

the applicable information found within this section. L 
The applicant hes also submitted a detailed traffic study prepared by a professional transportation engineer licensed in e State of 
Oregon. 

J 6.08.050 Preliminary subdivision plni -na"ative statement 

t_ -.!CANT'S RESPONSE· 

The applicant has submitted a detailed narrative to address the criteria shown within this section. included is a discussion on how th 
project meets various code criteria as well as a summary on how existing services will be extended to service the need.S of the projec . 

As to the provision of public services, th.ey will~c provided &S follows: l I 

Water I 

There is an existing 8" public water line located within Smithfield Drive that terminates at the eastern edge of the pro 

also an existing 8" water line at the southern terminus of Cattle Drive. An existing 8-inch water line also exist within 
The existing water system surrounding the property contain adequate capacity to serve the subject site_ New public 
valves, fire hydrants, and services will be constructed to serve each of the twenty nine (29) lots being created, as sho 
preliminary water plan (Exhibit A - sheet 2 of 4), 

Sanitary Sewer 

erty _ There i 

olcomb Blv 
ter lines, 

non the 

An existing sanitary sewer line exist within Smithfield Drive at the eesterr boundary of the proiect site. An existing janitary sewer 
line also exist at the southern terminus of Cattle Drive. However, neither of these sewer lines have adequate depth to1serve the nee 
of the proposed development. An existing sanitary sewer line located within Holcomb Blvd. does have adequate capp.city and dep 

to serve the needs of the project. Therefore, a new public sanitary sewer line will be extended from Holcomb Blvd. tough the sit to 
serve the proposed lots. The new sanitary sewer system will be located in both public sewer easements and dedicate public right
way. Each proposed lot will be serviced with a sewer lateral and individual service connections in the approximate l cations depic d 
on preliminary sewer plan (Exhibit A - sheet 2 of 4). 
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Storm Sewer and Storm Water Drainage 

As depicted on Exhibit A, the topography of the subject site slopes from a lot point in the southwest corner of the site t high point in 

the northeast comer of the site. After discussions with Oregon City Engineering staff, the storm water will be collectectl within a new 
storm drain system and routed to a Stollll water quality/detention pond located within Tract "A"- The applicant has aualched to this 
application a preliminary storm water drainage report and calculations (see Exhibit B). The extension of Cattle Drive i~ proposed to 
drain to the sto!Til system located within the Wasko Acres project. The storm water from lots 1 through 4 are proposed Ito drain 

directly to Tract "A". The storm water from lots 18 through 21 will be directed to a proposed storm system within Holomb Blvd, 
The proposed detention pond has been over-sized to account for the drainage from the lots that are not discharging the· storm water 

to fue pond. 

Traffic and Transportation · 

The frontage created by the dedicated public right-of -ways, as well as the creation of the two public alleys, will provi e adequate 
access for the twenty nine (29) lots created through this proposed subdivision. 

Schools, Fire and Police 

Fire and police services are provided by the City of Oregon City within the incorporated city limits. The subject site is ithin the ci 
limits. No school capacity issues have been raised to date with regard to this application. In addition to the existing r sidence, each 
of the twenty eight (28) new parcels being created will pay property taXes contributing towards the budgets of each of ese public 
services. 

CHAPTER 16.12 MINIMUM IMPROVEMENTS AND DESIGN STANDARDS FOR LAND DIVISIONS 

l6.12.020 Street Design -Generally 

APPLICANT'S RESPONSE: 

As depicted on Exhibit A (sheet 1of4), the preliminory plat, two dedicated public streets and two public alleys are pr~posed to serv 
the subject.site. These new public right-of-way's will provide access to each of the twenty eight (28) lots being creat± as well as th 
existing J;>use and garage that will remain on lot 19 within the subject site. The proposed streets take into considerati n the varying 
topography of the subject site , existing street patterns, and protection of the water resource area. The street system as.!!hown provi s 
adequate access for the proposed lots depicted on the preliminory plat. i 
16.12.030 Street Design -Minimum Right-of- Way i 

I 
APPLICANT'S RESPONSE: I 
As depicted _on Exhibit A, the preliminary plat, the local street proposed by this application is design to City standard~. The street 
system consist of both pubhc _streets and public alleys. The public streets will maintain a right of way width of 53 fee). The street 
section consist of a 32 foot wide pavement area with 5 foot planters and 5 foot sidewalks along both sides of the street The public 
alleys will maintain a right of way width of 20 feet and pavement width of 16 feet. The proposed street is located within the R-6 
zoning designation, which is an LDR designation, and meets the requirements of the provisions of Section 16.20.060 bctctressed her 
below. The applicant also proposes to dedicate 10 feet along Holcomb Blvd. and construct frontage improvements albng the prope 
that abuts Holcomb Blvd. The improvements will include widening the pavement to width of 32.0 feet from center lfue. This 
pavement width will accommodate half of a center twn lane (6 feet), a through lane (12 feet), a bike !are (6 feet), p1ing lane (8 
feet), and 7 foot sidewalk with tree wells. These street sections were given to the applicant at the pre-application me ting held on 
NoVelJlber 13th, 2002. , 
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)6.1 ~ "40 Street Design -Reserve Strips 

APJ'LTC4.NT'S RESPONSE: 

As depicted on Exhibit A, the preliminary plat, there is are two reserve strips proposed by this subdivision application. (The first 
reserve strip is located at the western termJnus of the new Smithfield Drive at the \\•estem edge of the site. The second' reserve strip i 
located at the southern terminus of the new Canle Dtivc extension at the southeastern corner of the site. 

16.12.050 Street Design -Alignment 

APPLICANT'S RESPONSE: 

I 
The provisions of this section do not apply to local streets or public alleys. This application proposes construction ofljoth local publi 
streets and public alleys. Therefore, the provisions of this section are not applicable. Prior to final plat approval, enguleered drawin 

I 

will be provided to the City of Oregon City for engineering approval of the public streets and public alleys. 

1

, 

16.12.060 Street Design -Constrained Local Streets and/or Rights-of- Way 

APPLICANT'S RESPONSE: 

No constrained streets are proposed within this project. Therefore, the provisions of this section are not applicable. 

16.12.070 · Street Desi[{ll -Intersection Angles 

APPT JCANT'S .RESPONSE: 

As depicted on Exhibit A, the preliminary plat, connection of the proposed local east-west street (Smithfield Drive) w th the propose 
local nortb-south street (Tracey Court) will be at an angle of approximately 90 degrees. This connection will be desi ed providing 
minimum of25 foot retum radius along the proposed curb line. 

16.12.080 Street Design -Additional Right-of- l&'ay .. 
APPLICANT'S RE$PONSE· 

I 

I 
I 

This application for division of the subject site proposes a 10 foot dedication of additional right-of-way along the frontage of the 
property with Holcomb Blvd. The amount of required dedication was given to the applicant by City staff at the time ~f pre-
application meeting. I 

16.12.090 Street Design -Half Street I 

APPLICANT'S RESPONSE: 

This application does not propose any half-street improvements. Therefore. the provisions of this section are not applicable. 

16.12.100 Street Design - Cul-de-Sac 

APPLICANT'S RESPONSE: 

As depicted on Exhibit A, the preliminary plat, there is one cul-de-sac proposed by this application. The use of a c~'.Lde-sac is 
oidable because the City does not want a connection made to Holcomb Blvd from this site. The length of the ~':'11-de-sac is Jes 

tban 350 feet as shown on Exhibit A. The proposed cul-de-sae will have a right-of-way radius of 55.5 feet. 11lis ra us provides 
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adequate right of way to accommodate pavement, curb, planter strip and sidewalk. 

16.12.110 Street Design -Private Street 

APPLJCANT'S RESPONSE: 

No private streets are proposed within this project. Therefore, the provisions of this section are not applicable. I 

16.12.120 Street Design -Street Names I 

APPLICANT'S RESPONSE: ~ 
This application proposes the construction of three public right-ot:way's to serve the subject site. Two streets are an e nsion of 
existing public right e>fways (Smithfield Drive and Cattle Drive). The third new street is a cul-de-sac that has been te atively name 

Tracey Court. Prior to final plat, a the name will be finalized with the City. 

16.12.130 Street Design -Grades and Curves 

APPLICANT'S RESPONSE: I 

As shown on Exhibit A, the proposed streets meet the City's requirement for curves and grades. Engineered drawings lof the propose 
public streets and public alleys will be submitted to the City fill approval prior to final plat. The review process will isure that the 
streets are designed in satisfaction of the City's Street Design Standards and Specifications. The applicant is proposin a small angle 
point of approximately 8 degrees at the point Smithfield Drive will connect to the end of the existing street located wi in Wasko 

Acres at the eastern edge of the site. I 

16.12.140 Street Design -Acass Control 

APPT lCANT'S RESPONSE.· 

The provisions of this section outline requirements that may be required for sites abutting an arterial street. Holcomb lvd. is 
classified as a minor anerial by the City's Street Classification System. The pre-application notes and conference suminary specify 
that half street improvements will be required along Holtomb Blvd. The half street improvements will include pavernbl.widening t 
32 feet from centerline and a 7 foot sidewalk width tree wells. I 

16.12.150 Street Design -Pedestrian & Bicycle Safety 

A PPTJCANT'S RE'iPONSE· 

i 
The provisions of this section discuss the authority of the decision-maker to require that the design of proposed streetj be done in su h 
a way to discourage non-local traffic. There have been no discussions with staff to date requiring special consideratiob be given to e 
local street design in an effort to discourage non-local automobile traffic. j 

16.12.160 

H'd 

Street Design -AUc>ys 
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16.12.170 Street Design -Trll1'sit 

A Pr ~!CANT'S Rf;SPONSE· 

As depicted on Ex.hibit A, the preliminary plat, the proposed public streets being proposed through this subdivision ap , ication will 
not have the capacity to serve as a transit street. The nearest transit service is provided by Tri-Met along South Holconib Boulevard 

that abuts 1he project site. 

16.12.180 Strut Design -Planter Strips 

APPLTCANT'S RKSPON$E· 

As depicted on Exhibit A, the preliminary plat, this application proposes construction of streets with a 53 foot side ri ·Of-way. Thi 
right of way width will allow for the construction of a 5 foot planter adjacent to the curb along both sides of the street. No planter 
strips or sidewalks are proposed for the public alleys. A planter strip is not proposed along the frontage of Holcomb B vd. The 
proposed sidewalk located along Holcomb Blvd. will contain tree wells to accommodate the installation of street trees. 

16. 12.190 
16.12.220 

Blocks- Generally 16.12.200 Blocks· Length 16.12.210 Blocks- Width 
Blocks- Pedestria11 and Bicycle Access 

1PPLICANT'S RESPONSE· I 
As depicted on Exhibit A, 1he preliminary plat, there are no blocks proposed by this twenty nine (29)·\ot subdivision application. 
Therefore, the provisions of this section are not applicable. I 
1( 230 Building sites 

I 
APPlfC;jNT'S RESPONSE: 

This application proposes a twenty nine (29)-lot subdivision of the subject site resulting in the creation oftwent)' eigh (28) new 
=ingle·farnily residential Jots and a reconfiguration of an existing residence (Lot 19 contains the existing single-family, dwelling and 
garage that will remain). All twenty nine (29) lots comply with the lot area requirements of the R-6 zoning d!signatioh. 

I 
16.12.240 Building site -frontage widtil requirement j 

I 

APPl[CANT'S RESPONSE· ~ 

As depicted on Exhibit A, the preliminary plat, all of the proposed twenty nine (29) lots will have at least 20 foet of fr ntage onto th 
proposed public right-of-way other than an alley. , 

Lots 18 through 21 have frontage along Holcomb Blvd. However, Holcomb Blvd, will not scrve as the access point t~ these lots. 
Public Alleys are proposed to proved adequate driveway access to these lots as well as lots 17, and 22. Lots 24 and 2S are proposed 
flag lots. Both lot 24 and lot 25 have 20 feet of frontage along a public right of way (Tracey Court). 

16.12.250 Building site -through lots 

APPLICANT'S KEV>QNSE 

As depicted on Exhibit A, the preliminary plat, there arc four lots that have frontage along Holcomb Blvd. These lo I could be 
r idered a through lot. Since Holcomb Blvd. is classified as a minor arterial, the applicant is proposing to access Jese lots via a 
I->-,iic alley. The use of an alley in this situation is encouraged within the code as stated in section 16. J 2.250. 
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16.12.260 Bui/ding site -lot and parcel side lines 

APPLICANT'S RESPONSE· 

As depicted on Exhibit A, the preliminary plat, the side lot lines being proposed run at right angles to the street upon w ich they face 
as fBI as is practicable in satisfaction of the provisions of this section. 

16.12.270 Bullding site -solar access 

A PPUCANT'S RESPONSE· 

As depicted on the preliminary plat, each of the twenty nine (29) lots proposed by this subdivision application contain ufficient Jot 

area to provide solar access to each potential strucmre. 

16.12.280 Building site -grading 

APPLICANT'S RESPONSE· 
I 
I 

In satisfaction of the provisions of this section, all future grading completed for building sites, not shown on the prelirqnary grading 
plan, shall conform to the various applicable requirements listed in this section. Review of building site-grading and etosion control 

plans will be fulfilled through the building plan review process. I 

16.12.:290 Building site -setbacks and bullding location I 

APPLICANT'S RESPONSE: 

The provisions of this section apply to lots fronting on collector or minor arterial streets. Holcomb Blvd. is classified as a minor 
arterial street. As depicted on the preliminary plat submitted with this application, Lots 18 through 21 have frontage along Holcomb 
Blvd. The garages for these lots will access from a public alley and will be located a minimum distance of 5.0 feet froln the right of 
way of the public alley. ] 

As stated previously, these lots will have vehicular access from two public alleys located adjacent to the lots. 
l 

16.12.300 Building site -division of lots 

APPLICANT'S RESPONSE: 

I 

I 
I 

The total square footage of the subj~ct site is approximately 9.23 acres in size. Under the R-6 zoning designation, the ubject site 
would have the potential for division into approximately sixty seven (67) separate lots. However, due to the slopes pr sent upon the 
subject site and the existence of a Water Resource Overlay on the site, division further than the proposed twenty nine 29) lots will n t 
be possible_ 1 

1 

16.12.310 Building site-pro1ection of trees 

APPLICANT'S RESPONSE. 

In satisfaction of the provisions of this section, all trees greater than six (6) inches will be preserved where practicable outside the 
building envelopes, streets/utilities areas, utility easements, detention pond. and driveways of the twenty nine (29) 1o ! being create 
through this application. The applicant has submitted a tree removal plan with this application, see Exhibit A - sheet of 4. 

[l:. d 
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16.12.320 Easements 

AR "ANT'S RESpQNSE: 

As per the applicable provisions of this section, utility easements will be provided as necessary based upon final engin ering plans. 
The applicant is proposed a 15 foot public sanitary sewer easement along the rear of lots 17 and 1 & and along the side l t line of lots 
16 and 17. Another 15 foot wide sanitary sewer easement is proposed along the eastern edge of Tract "A" and along tlie eastern lot 
line oflot 4. A 15 foot wide public storm sewer easement is proposed between lots 7 and 8. The applicant is also pro sing a priva 
ten (10) foot sanitary sewer easement across lot 21 in order to install a private sewer lateral to serve lot 20. 

16.Jl.330 Water Resources 

APPLICANT'S RESPONSE: 

There is a water resource area located upon the subject site. Therefore, the provisions of section 17.49 have been addrlssed within th" 
application narrative. 

16.12.340 Minimum lmprovements -Procedure5 I 

APPLICANT'S RESPONSE: I 
The provisions of this section apply to improvements proposed for construction. The improvements proposed for con~truction upon 
the subject site in relation to the proposed twenty nine (29)-lot subdivision will be approved through the final plat app~oval process 
and will be inspected by the City at the time of construction. Therefore, the provisions of this section are not applicable at this time. 

16.11.350 Minimum Improvements -Public Facilities I 
APP/,fCANT'S RESPON$E· 

This application request approval to subdivide the subject site into a total of twenty nine (29) separate lots of 
record. Under Title l 6, public facilities improvements shall cornply with these provisions as follows: 

.. 
.A. Transportation System 

As depicted on the preliminary plat, this application proposes the dedication of three public right-of-ways imd two pu lie alleys. 
These proposed local streets will provide access to all of the lots within the proposed subdivision as well as serving as future access 
the properties adjacent to the subj eet site to the south and west. 

I 

I 
B. Storm Water Drainage System 

As depicted on Exhibit A, the storm water drainage from the site will be collected and routed to a storm water detenti~n/water quali 
pond located within Tract "A". I 

C. Sanitary Sewer System 

There is an existing sanitary sewer line located within Holcomb Blvd. that will be extended into the site to provide saij.itary sewer 
service to the project. This new sewer line will serve the development of the subject site via individual service Jateralt and individ 
service connections in the approximate locations depicted on Exhibit A, the preliminary plat submitted with this appliltion. 
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I 

I>. Water System I 
I 

Then: are two water lines that are stubbed to the properly; One is located at the western end of Smithfield Drive and anpther at the 
southern end of Cattle Drive. New 8-inch water lines will be extended into the site to serve the needs of the development. Individual 

water Jines, meters and services will be constructed to serve each of the twenty nine (29) lots being created. 

E. Sidewalks 

As depicted on the preliminary plat submitted with this application, the construction of sidewalks are included in the ical street 

section. 

F. Bicycle Routes 

A bike lane is being proposed along Holcomb Blvd. The applicant is not proposing construction ofa bicycle lanes or icycle route 

for the proposed on-site public streets or public alleys. 

G. Street Name Signs and Traffic Control Devices 

Per the provisions of this section, any street name signs required by the City, to be paid for by the applicant as well as 
control devices to be designed as directed by the City Engineer. These provisions will be satisfied by the applicant thro 
plat approval process. 

H. Stre~t Llgllts 

y traffic 
gh the final 

The provisions of this section require placement of street lights in conformance with all City regulations. The placernel!lt of street 
lights upon the subject site will be determined during final plat review. 

I. Street Trees 

The provisions of Chapter 12.08 -Street Trees determines the planting requirements for street trees along all street fro ges. The 
location of street trees will be done at the time of building permit for the individual lots. 

J. Benell Marks 

The placement ofa bench mark within the boundaries of the proposed subdivision will be determined during the final lat approval 
process. 

K. Other 
' 

The under-grounding of electrical lines will be accomplished as a result of the approval of this subdivision application! 

L. Over-sizing of Facilities 

The design of the facilities and improvements that will be provided in conjunction with the approval of this applicatio will be 
determined at the time of the final plat approval process. Therefore, the provisions of this section are not applicable a this time. 

! 

M. Erosion Control Plan -Mitigation 

Erosion and sediment control plans will be submitted for approval as part of the final plat review process. Therefore, e provisions 
of this section are not applicable at this time. 

Tracey Heights Subdivision Application 
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16.12.360 M'mlmUm Improvements -Road Standards and Requirements 

Al'PJ..JCANT'S RESPONSE: j 
The provisions of this section address the estabhshment of streets, private or public, wi1hin proposed developments. A depicted on 
the preliminary plat submitted with this application, all streets proposed are to be public right of ways or public alleys. I No private 
streets are proposed. 

i 
16.12.270 Minimum Tmpr(Jvement< -Timing Requirements 

APPUCANT'S RESPONSE: 

Construction of public improvements proposed upon the preliminary plat submitted with this application will be comp! ted after 
approval oftbe final plat. Tue applicant will guarantee completion of the construction of the proposed improvements. 1ihis guarantee 
will be in compliance with the provisions of subsection 'C' of this section. 

Supplemental Information for Zone Change 

SUMMARY: 

The applicant is proposing to change the zoning within the project to eliminate the MH overlay. The a,,plicant propos s to keep the 
zoning as R6_ The following information discusses the applicability and compliance with the Chapter 17.68 of the zorling Ordinance 

CHAPTER 17.68 ZONING CHANGES AND AMENDMENTS 

17 .C>o.020 Criteria 

I 

APPLJCANT'S RESPONSE: 

I ,isb to install The applicant proposes to construct "stick built" single family detached dweUings on the site. The applicant does not 
manufactured bousing within this project. The dimensional requirements of the MH overlay does not lend itself in ere tin& Jots that 
are suitable for "stick built" single family detached dwelling units. The requested zone change is simply requesting to eliminate the 
MH overlay_ The applicant wishes to retain the R6 designation. Therefore, maximtun density, will not be changed. e application 
propcses to construct smaller lots within a low density residential area, which is encouraged by the City. The project i also providin 
land use opportunities within the City and the Urban Growth Boundary to accommodate the anticipated population in!ease, as 
encouraged by the City. The Oregon City Comprehensive Plan also encourages development on vacant build.able Ian within the Ci 
where urban facilities and services are available or can be provided_ This application satisfies this goal. Therefore, th proposed zo 
change is consistent with the goals and policies of the comprehensive plan. j 
Adequate public facilities and services exist, or can be extended, to serve the use of the proposed zone change. As de cribed 
throughout this narrative, existing services (stonn, sanitary, water. streets, power, etc.) can be extended throughout thd site to 
adequately serve the needs of the proposed development. j 
Streets can be e1.1:ended into the site that can adequately serve the needs of the development. The applicant also prop ses to provide 
for future e>.1:ension of Smithfield Drive to the west for a future connection to Oak Tree Terrace. Therefore, the land se is consist 

·with the level of service of the transportation system serving the property. 

Overall, the proposal meets the applicable requirements required for a zone change. 
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li"d ltllOl 

Conclusion 

This application seeks approval for a subdivision of the subject site into twenty nine (29) individual lats of record As proposed, this 
twenty nine (29)-lot subdivision application satisfies the City of Oregan City's Zoning Code standards and criteria app icable to an R 
6 designated property. Lot 19 will retain the existing single-family detached dwelling as well as the garage that is loc d within Lot 
19. Lots I through 18, and 20 through 29 are of a size and shape that will allow development of single-family dctachdct dwellings 
while satisfying the R-6 designation's setback requirements. Based upon compliance with all applicable review eriteri~, as addressed 
herein above, the applicant requests the City of Oregon City approve this application for a twenty nine (29) lot subdiviliion, request 

f~ '" (6) miw< ''""''"· m' • ""'"' M • =• -... ~ '"'"'°" oo fh• '"'""- ,W ""''"" wifh fhfo 1'"'· 

l i: 'd 
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February 7, 2003 

Tony Konkol 
City Of Oregon City 
320 Warner-Milne Road 
Oregon City, Oregon 97045 

RE: Tracey Heights Subdivision - Oregon City, Oregon 
Plan Map Amendment 

Tony: 

I have attached to this letter a narrative describing our request for a Plan Map Amendment for this site_ 

I also spoke with Mike Baker of David Evans & Associates regarding the traffic analysis for this project 
and in particular with regards to the Plan Map Amendment. Mike informed me that he did not belie~e that 
any additional information with regards to the traffic study was necessary tor this application since all we 
were requesting was the removal of the MH designation_ · 

' 
If you hava any questions regarding any of the attached information, please feel free to give me a call at 
(503) 636-4005. Thank you. 

cc Chet Antonsen, Pacific Western Homes, Inc. 

c0'd 

Tom Skaar. Pacific Western Homes, Inc. 

17757 KELOK ROAD, LAKE OSWEGO, OR 97034 (503) 636-4005 FAX (503) 636-4015 
EMAlL: jamesstormo@attbi.com 

" 
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I. EXECUTIVE SUMMARY 

This transportation impact analysis (TIA) has been prepared for the proposed Holcomb 
Boulevard subdivision, to be located one the south side of Holcomb Boulevard between Oaktree 
Terrace and Winston Drive. The site will be developed by Pacific Western Homes and will 
include 30 single-family units, 29 proposed units and one existing unit. Trip generation 
calculations were prepared utilizing the Institute of Transportation Engineers (ITE) Trip 
Generation, Sixth Edition. The subdivision will generate 21 AM peak hour trips and 30 PM peak 
hour trips, based on ITE rates for Land Use Code 210, Single-Family Detached Housing. 

The site will access Holcomb Boulevard using an extension of Winston Drive which is being 
constructed with development of the Wasco Acres subdivision. Holcomb Boulevard is classified 
as a minor arterial and is located inside of the UGB. Sight distances of 500 feet to the west and 
east of Winston Drive along Holcomb Boulevard are available. Both distances exceed County 
sight distance standards of 350 feet. 

Future years of analysis for the study area intersections include year 2003, when full buildout of 
the site is proposed, and year 2008, as required by the City of Oregon City. The future year 
volumes for the development are an overestimate because of the use of the EMMEl2 model to 
project background growth. The Holcomb Boulevard Subdivision site is included as residential 
in the EMMEl2 model and a portion of the new trips would be included in the background 
growth. In 2003, Cascade Highway at Redland Road is expected to operate at a two-hour vie of 
0.9 I during the PM peak hour. In 2008, the intersections of Cascade Highway at Redland Road 
and Abernethy Road/Holcomb Boulevard at Redland Road will operate at levels of service "E" 
during the PM Peak hour, with vie of 1.00 or greater without or with the development of this 
subdivision. Development of the Holcomb Boulevard subdivision will not worsen this future 
year vlc; thus mitigation is not required . 

The City of Oregon City included the Cascade Highway at Redland Road intersection in their 
"Highway 213 Corridor Study" and identified that this analysis should include evaluation of this 
intersection, but mitigation will not be required or requested . 

Exhibit----2_ 
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CITY OF OREGON CITY 
Planning Commission 
320 WARNER MlLNE ROAD OREGON CITY, OREGON 97045 
TEL(503)657-0891 FAX(503) 722-3880 

APPLICATION TYPE: Type Ill 

HEARING DATE: April 14, 2003 
7:00 p.m., City Hall 
320 Warner Milne Road 
Oregon City, OR 97045 

APPLICANT: Pacific Western Homes, Inc. 

REPRESENTATIVE: 

Tom Skaar 
5530 NE 122"d Avenue, Ste. A 
Portland, Oregon 9723 0 

Pinnacle Engineering 
James Stormo 
I 77 5 7 Kelok Road 
Lake Oswego, Oregon 97034 

Environmental Technology Consultants 
1924 Broadway, Suite A 
Vancouver, WA 98663 

REQUEST: The applicant is requesting a Water Resource determination and reduction of the 
vegetated corridor in accordance with Section 17.49.050.l.1. 

LOCATION: South Holcomb Boulevard and identified as Clackamas Map 2-2E-28AD, Tax 
Lot 4300 (Previously identified as Clackamas Map 2-2E-28A, Tax Lot 1902). 

REVIEWER: Tony Konkol, Associate Planner 
Jay Toll, Senior Engineer 

RECOMMENDATION: Approval with conditions 

PROCESS: Type llI decision~ involve the greatest an1ount of discretion and evaluation of subjective approval standards, yet are not required to 
be heard by the city commission, except upon appeal. Applications evaluated through this process include conditional use permits, prelin1inary 
planned unit development plans. variances, code interpretations, similar use determinations and those rezonings upon annexation under Section 
17.06.050 for which discretion is provided. In the event that any decision is not classified, it shall be treated as a Type III decision. The process for 
these land use decisions is controlled by ORS 197.763. Notice of the application and the planning commission or the historic review board hearing is 
published and 111ailcd to the applicant, recognized neighborhood association and property owners within three hundred feet. Notice must be issued at 
least twenty days pre-hearing, and the staff report must be available at !east seven days pre-hearing. At the evidentiary hearing held before the 
planning commission or the historic review board, all issues are addressed. The decision of the plannmg c01nmission or historic review board is 
appealable to the city commission, on the record. The city commission decision on appeal from the historic review board or the planning comn1ission 
is the city's final decision and is appealable to LUBA within twenty-one days of when it becomes final. 

" 



DECISION CRITERIA: Chapter 17.49 WR WATER RESOURCES OVERLAY DISTRICT 
Chapter 17.50 ADMINISTRATION AND PROCEDURES 

I. BACKGROUND 

The applicant is requesting a water resource determination (Exhibit 2) for a parcel of approximately 8.81 
acres and vegetated corridor width reduction due to slopes in excess of 25% slope (Exhibits 3 and 4). The 
site is located on the south side of Holcomb Boulevard approximately 200 feet east of Oak Tree Terrace. The 
property is currently vacant and it appears that timber was harvested from the property in the recent past. The 
parcel is identified as Clackamas County Tax Assessor Map 2S-2E-28AD tax lot 4300. 

This site is located in the Clackamas Heights area at an elevation of approximately 410 feet o the west flank 
of a low butte with a maximum elevation of 570 feet. The site slopes are generally east to west at 
approximately 5%. The Clackamas River to the north and Abernethy Creek to the south are deeply dissected 
into the surrounding landscape. A small waterway in the southern portion of the site has cut a fairly deep 
ravine with adjacent slopes typically at 25% to 30%. 

The applicant has submitted concurrent applications on the subject site for the approval of a 29-lot 
subdivision (File TP 02-07), an Administrative Variance to the Lot Width of proposed lot 9 (File YR 02-15), 
both of which are Type II Land Use Decisions, as well as a Zone Change (File ZC 02-04) from R-6 Single
Family/Manufactured Housing to R-6 Single-Family and a Comprehensive Plan Map Amendment (PZ 03-
01) from Low Density Residential/Manufactured Housing to Low Density Residential, both of which are a 
Type IV Land Use Decision. The topography of the site slopes from a low point in the southwest comer of 
the site to a high point in the northeast comer of the site with an overall average slope of approximately 10%. 
Existing vegetation consists primarily of mature trees scattered over the subject site. The northern half of the 
subject site contains an existing single-family detacheddwelling and garage. 

The Comprehensive Plan designation for the two parcels 1s "LR/MH" Low Density 
Residential/Manufactured Home, which allows the existing zoning for the property, which is R-6/MH 
Single-Family Dwelling District/Manufactured Housing. The applicant is requesting an amendment of the 
comprehensive plan to Low Density Residential and rezoning the property to R-6 Single-Family. 

II. BASIC FACTS: 
A. Location and Current Use 

The subject site, south of Holcomb Boulevard and east of Oak Tree Terrace, is located on a parcel zoned R-
6/MH Single-Family Residential. One parcel associated with the proposed development, which is not located 
in the Water Resource Overlay District, is at 14812 South Holcomb Boulevard and identified as Clackamas 
Map 2-2E-28AD, Tax Lot 4200 (Previously identified as Clackamas Map 2-2E-28A, Tax Lot 1900). The 
second parcel, which is the subject of the Water Resource Review, does not have a site address and is 
identified as Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as Clackamas Map 2-2E-28A, 
Tax Lot 1902) (Exhibit 1). 14812 South Holcomb Boulevard is developed with a single-family residence and 
tax lot 4300 is vacant. 

B. Surrounding Land Uses 
The development directly to the east is identified as the Wasko Acres subdivision and has a LR/MH Low 
Density/Manufactured Home Land Use designation and is zoned R-6/MH Singl<>-Family Residential. 

South of the subject site are two parcels currently outside the Oregon City city limits. The County parcels are 
designated LR: Low Density Residential. 

WR 02-18 Staff Report 
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Directly west of the subject sire are six parcels with the LR: Low Density Residential Land Use designation 
and zoned R-10 Single-Family Residential. 

On the north side of Holcomb Boulevard is a property that is currently outside the Oregon City city limits. 
The County parcel is designated LR: Low Density Residential on the Oregon City Comprehensive Plan. 

C. Public Comment 
Notice of the public hearings for the proposed Water Resource determination was mailed to property owners 
within 300 feet of the subject site on February 18, 2003. The notice was advertised in the Clackamas Review 
on February 26, 2003 and the subject site was posted on February 21, 2003. The notice indicated that 
interested parties could testify at the public hearing or submit written comments prior to the hearing. 

Comments were received from the Park Place Neighborhood Association (Exhibit Sa), the Oregon City 
Director of Public Safety (Exhibit Sb), and the Oregon City Engineering Department (Exhibit Sc). The 
comments have been incorporated into the staff report. 

D. Overlay District Zoning. The City's Water Quality and Water Management Map shows the Water 
Quality Resource Area Overlay District covering a majority of the site. 

III. DECISION-MAKING CRITERIA 

****TI1e City's Water Quality and Water Management Map shows the Water Quality Resource Area 
Overlay District over the southern half of Tax Lot 4300. **** 

CONSISTENCY CRITERIA 
Oregon City Comprehensive Plan 

Natural Resources and Hazards Goals 1, 2, and 3, and Policies 3, 4, S, and 6 (as amended by 
Ordinance No. 93-1007) 

Municipal Code 
Chapter 17.49 WR WATER RESOURCES OVERLAY DISTRICT 
Chapter 17 .50 ADMINISTRATION AND PROCEDURES 

Oregon City Comprehensive Plan 
TI1e City's Comprehensive Plan identifies the following goals and policies related to the proposed subject 
site: 

Natural Resources and Hazards Goals and Policies 
Goal: Preserve and 1nanage our scarce natural resources while building a livable urban environment. 
Water Resources Map - Site is Within Area of Potentially High Groundwater 

Description of Water Resources, Rivers and Creeks 
1. Abernathy Creek and tributaries: 

Description: This resource is approxin1ately 80-1+ miles long. From its confluence with the Willan1ette River to the 
tributaries in the park Place area and the Redland Road area this creek runs through many diverse areas. Along the 
creek area much of the resource is confined to the stream corridor. Zoning ranges from commercial at the I-205 area, 
light industrial along 171

h street to single.fami~v zoning in Park Place and rural residential zoning along Red/and Road. 
The creek is in a pipe as it goes under !-205. In the older section of' the first level neighborhood area buildings 
(residence, Krueger Lumber Company and the county buildings) are built close to the edge of a high bank. The county 
has completed some stream bank stabilization adjacent to their facilities. The diversity of the vegetation is good. The 
vegetation along he creek consists of evergreen and deciduous trees, blackberries, ferns, and grasses. There is a great 
deal of coverfor small animal life and deer have been observed within the city limits. 
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Potential Impacts: Water runoff from paved areas and other pollutants such as oil from cars could be a problem. 
Removal of perimeter vegetation could also be a potential problem. Nerv construction in any of the areas of the creek 
should have a setback of 25-30 feet, no structure or non-native vegetation should be constructed or introduced into the 
transition area. Water runoff problems can be minimized through the requirements of the state plumbing code. Uses 
allowed within the various zoning districts can be allowed without ilnpacting the resource, provided that transition 
boundaries and setback requirements are met. 

Water Resource Goals: 
1. Assist in the protection oj'natural features, natural vegetation. and the banks of water sources,· 
2. Maintain water quality and wildlife habitat; 
3. Preserve natural storm water retention beneficial to flood control. 

Policies: 
3. The City shall encourage the open space use of water resources and land use compatible with water resources 

preservation; 
4. The City shall establish development review procedures which 1vill preserve the natural function of water resource 

areas and protect them from deterioration by: 
a. !nco1poration of the natural water resource feature in site design; 
b. Prevent clearing of natural vegetation in the water resource impact areas,· 
c. Preserve the natural retention storage capac;ty of the land,· and 
d. Prevent discharge of water pollutants into the ground. 

5. Provide the opportunity to increase water resource areas by encouraging and requiring water resource restoration 
and creation. 

6. Encourage educational opportunities for the study of water resources through the schools, co111munity college, 
Metro, and other agencies. 

Finding: The applicant has proposed to develop a 29-lot subdivision, stonnwater detention, and a 
stonnwater outfall on a tax lot within the Water Resource Overlay District. The stonnwater outfall will be 
located within the vegetated corridor. The proposed development can meet the intent of the comprehensive 
plan for the protection of this water resource by complying with the attached conditions of approvals. 

Chapter I 7.49 WR WATER RESOURCES OVERLAY DISTRICT 
17.49. 030 Applicability. 

A. This chapter shall apply to development in the water quality resource area overlay district, lVhich nzay also 
be referred to as the 11Water Resources Overlay District" in this code. 171e overlay zone restricts the uses that are 
allowed in the base zone by right, with limitations, or as provisional uses. 

B. This chapter does not apply to work necessary to protect, repair, 1naintain or replace existing structures, 
utili(v.facilities, roadways, driveways, accessory uses and exterior improvenzents in response to en1ergencies provided 
that afier the emergency has passed, adverse impacts are mitigated in accordance 1vith Table 17.49-2, Standards }Or 
Restoring Marginal Existing Vegetated Corridors. 

C. These standards are in addition to any other applicable standards o.f this code. 
/. Applications /Or subdivisions, partitions and planned developments shall de1nonstrate con1p/iance with these 
standards as part of the review proceedings for those developments,' 
2. Applications .for development other than those described in subdivision J o.f this subsection shall demonstrate 
con1p/iance 1vith these standards as part of a land use revievv or li1nired land use revievi1 process as established in 
Chapter 17.50 

Finding: This site has been identified as having a water quality feature (stream) on the site. The 
applicant submitted a Water Resource Report, which was prepared by Richard Bublitz of Environmental 
Technology Consultants and dated October 16, 2002 (Exhibit 2). The report indicates that the waterway on 
site is jurisdictional water regulated by local, state, and federal regulations. The applicant has also requested 
a vegetated corridor reduction of 25 feet, representing approximately 5 ,605 square feet, along the east side of 
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the vegetated corridor due to slopes in excess of 25% as permitted under section 17.49.050.I.1 of the Oregon 
City Municipal Code (Exhibit 4). 

17.49.040 Administration. 
A. This chapter establishes a water qualify resource area overlay district, which is delineated on the water quality and 
flood management areas map attached and incorporated by reference as a part of this document. The official niap is on 
file in the office of the city recorder. 

Finding: The City's Water Quality and Water Management Map identifies the Water Quality 
Resource Area Overlay District over the southern portion of Tax Lot 4300. A stream feature, which is a first
order stream that ultimately flows into Abernathy Creek, has been identified on the tax lot. 

J. The Oregon City local wetland inventory, as an1ended, shall be a reference for identifYing areas subject to the water 
quallty resource area overlay district. 

Finding: The Oregon City Local Wetland Inventory was used as a source to the City Water Quality 
Resource District Map; however, the stream is not indicated on the Local Wetland Inventory. 

2. Applicants are required to provide the city with afield-verified delineation of the water quahty resource areas on the 
subject property as part of their application. An application shall not be complete until this delineation is subrnitted to 
the city. (f the protected water f'eature is not located on the subject property and access to the water.feature is denied, 
then existing data may be used to delineate the boundary of the 1vater quality resource area. 

Finding: Environmental Technology Consultants was contracted to perform the water resource 
investigation by Pinnacle Engineering, the agent for the applicant. The field investigation was performed on 
October 11, 2002. An initial reconnaissance for the purpose of submitting a proposal was performed on April 
3, 2002. The submitted report provides the inforn1ation required under OCMC 17.49.050.G(l-6), which is 
the assessment phase of the water resource investigation. As of the date of this report, it was uncertain 
whether impacts would be necessary within the Water Quality Resource Area, so no additional information 
was provided under OCMC l 7.49.050.G(7-12). 

3. The standards for developnient contained in this chapter are applicable to areas located Yvithin a ivater quality 
resource area. Applications for development on a site located in the water quali~y resource area overlay district ntay 
request a determination that the subject site is not in a vvater quality resource area and this is not subject to the 
standards of Section 17.49.(!50. 

Finding: This application concurs with the City map and detern1ination that this chapter is applicable 
and that tax Jot 4300 is within the Water Quality Resource Area. Tte applicant has indicated that the resource 
is jurisdictional water. The applicant has proposed to develop a 29-lot subdivision, stom1water detention, and 
a stormwater outfall on a tax lot within the Water Resource Overlay District. The stonnwater outfall will be 
located within the Water Quality Resource Area, thus the standards for development of this chapter are 
applicable. 

a. Applicants for a deterrnination under this section shall submit a site plan meeting the.following requiren1ents: 
i. The site plan must be drawn at a scale of no less than one inch equals tiventy feet; 
ii. The site plan 1nust shovv the location of· the proposed developn1ent and the lot lines o.f the property on lvhich 
development is proposed; 
iii. The site plan must show the location of the protected water feature. if the protected water.feature is a vvetland, the 
delineation must be made by a qualified wetlands .1pecialist pursuant to the 1987 Corps of Engineers Delineation 
Manual. For all other protected water features, the location must be established by a registered professional engineer 
or surveyor licensed by the state of Oregon. 
iv. The site plan must show the location of the water quality resource area; 
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v. If the proposed development is closer than two hundred feet to the protected water feature, the site plan must 
include contour intervals of no greater than jive feet; and 
vi. If the vegetated corridor is fifteen feet, the site plan must shoiv the protected water feature's drainage area, 
including all tributaries. 

b. Alternatively, an applicant may have the city staff gather the information necessary to determine the location of the 
water quali(y resource area by niaking an application therefore and paying to the city a fee as set by resolution of the 
city commission. 

c. Determinations under this section will be made by the planning 1nanager, or designee, as a Type II decision. 

Findings: The applicant has not requested a determination that development of the site will not occur 
within the delineated Water Quality Resource Area. 

4. Compliance with Federal and State Requirements. 
a. If the proposed development requires the approval o.f any other governmental agency, such as the Division of State 
Lands or the U.S. Army Cmps of Engineers, the applicant shall make application for such approval prior to or 
simultaneously with the submittal of its development application to the city engineer. The planning division shall 
coordinate ci(v approvals ivith those of other agencies to the extent necessary and.feasible. Any per1nit issued by the ci~}1 

pursuant to this chapter shall not become valid until other agency approvals have been obtained or those agencies 
indicate that such approvals are not required. 

Findings: The applicant has not indicated that approval from any other governmental jurisdiction has 
been applied for nor received. The applicant shall receive the necessary approvals prior to development of 
the site. 

The applicant can meet this requirement by complying with Condition of Approval I. 

b. The requirenients of this chapter apply only to water quality resource areas within the 1vater quality resource area 
overlay district. {f, in the course o_f a development review, evidence suggests that a property outside the District may 
contain a Title 3 wetland or other protected water resource, the provisions of this chapter shall not be applied to that 
development review. Hoivever, the omission shall not excuse the applicant fi-om satisfying any state and federal wetland 
requiren1ents 1vhich are otherwise applicable. Those requirenzents apply in addition to, and apartfron1 the require1nents 
of the city's comprehensive plan and this code. Additionally, the standards of Section 17.49.090 shall be applied to the 
resource and, if the standards o.f Section 17.49.090 are met, the district boundaries shall be a1nended. 

Findings: The criterion does not apply. 

17.49.050 Water quality resource area standards. 
This section applies to water quality resource areas within the water quality resource area overlay 
district. 

A. 171e purpose of this section is to protect and improve the bent?;ficial 1vater uses and .functions and values of 1vater 
quality resource areas. 

8. The water quality resource area is the vegetated corridor and the prozected waterf'eature. The ividth o_f the vegetated 
corridor is specified ;n Table 17.49-1. At least three slope n1easurements along the water feature, at no 111ore than f~fi:y
fOot increments, shall be made for each property for ivhich developn1ent is proposed. Depending on the slope 
measurements, the width of the vegetated corridor may vary. 

Table 17.49-1 
WIDTH OF VEGETATED CORRIDOR 
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Protected Water Feature Type Slope Adjacent to Protected Starting Point for Width of Vegetated Corridor 
(see definitions) Water Feature Measurements from (see Note 1) 

Water Feature 

Anadromous fish-bearing Any slope •Edge of 200 feet 
streams bankfall flow 

Intermittent streams with slopes < 25 percent •Edge of 15 feet 
less than 25 percent and which bankfull flow 

drain less than 100 acres 

A /l other protected water < 25 percent •Edge of bankfull flow 50feet 
features • Delineated edge of Title 

3 wetland 

:". 25 percent for l 50feet or 200feet 
more (see Note 2) 

:". 25 percent for less than Distance from starting point of 
150 feet (see Note 2) measurement to top of.ravine 

(break in 2:2 5 percent slope} (See 
Note 3) plus 50 feet. 

Notes: 
1. Required width (measured horizontally) of vegetated con-idor unless reduced pursuant to the provisions of Section 
17.49.050(!). 
2. Vegetated corridors in excess offifty feet apply on steep slopes only in the uphill direction from the protected water 
.feature. 
3. Where the protected 1vater feature is confined by a ravine or gully, the top of the ravine is the break in the 2: 25 
percent slope. 

Findings: The applicant provided a Water Resources Report, Exhibit 2, which identifies the water 
resource crossing the site as an intermittent stream. The Water Resource Report indicates that based on the 
topographic information, it was determined that the majority ofthe adjacent slopes surrounding the stream 
are greater than 25%, and therefore the stream does not meet the classification of "Intennittent streams with 
slopes less than 25% and which drain less than 100 acres". Therefore the stream falls into the default 
category of "All other Protected Water Features". 

All other protected water < 25 percent •Edge of bankfull flow 50feet 
features •Delineated edge of Title 

3 vvetland 

:". 25 percent for 150.feet or 200.feet 
more (see Note 2) 

=::- 25 percentfOr less than Distance f"rom starting point o.f 
J 50 feet (see Note 2) measure1nent to top o.f ravine 

(break in 2:25 percent slope} (See 
Note 3) plus 50 feet. 

Notes: 
/.Required v.1idth (nieasured ho17·zontal~v) o.fvcgetatcd corridor unless reduced pursuant ro the provisions of' Section 
I 7. 49. 050(1). 
2. Vegetated corridors in excess offifiy feet apply an steep slopes only in the uphill direction from the protected water 
feature. 
3. Where the protected water feature is confined by a ravine or gully, the top of the ravine is the break in the ~ 25 
percent slope. 
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The applicant has proposed a 50-foot to 200-foot wide vegetated buffer (Exhibit 2, Figure 3 of 5) area along 
the intermittent stream depending on the steepness of the adjacent slopes. Staff concurs with the applicants 
findings concerning width of the vegetated buffer (Water Quality Resource Area). 

C. Us·es Permitted Outright. 
1. Stream, wetland, riparian and upland enhancement or restoration projects; and farming practices as defined in 
ORS 30.930 and farm uses, excluding buildings and structures, as defined in ORS 215.203; 
2. Placement of structures that do not require a grading or building permit; 
3. Routine repair and maintenance of existing strnctures, roadways, driveways, utility facilities, accessory uses and 
other development. 

Findinl!s: The applicant has proposed a new stormwater pre-treatment facility within the Water Quality 
Resource Area, which does not fit under the permitted use categories. 

D. Uses Under Prescribed Conditions. 
I. Repair, replacement or improvement of utility facilities where the disturbed portion of the l-l'Gter quality resource 
area is restored and vegetation is replaced with vegetation from the Oregon City native plant list. 
2. Additions, alterations. rehabilitation, or replacement o.f existing structures that do not increase existing structural 
JOotprint in and will have no greater material adverse inzpact on the water quality resource area where the disturbed 
portion o,f the water quality resource area is restored using native vegetative cover. 
3. Public capital improvement projects that comply with the development standards of this chapter. The city engineer 
will determine compliance 1-Vith water quality resource area standards. 

Findings: The applicant has proposed a new stormwater pre-treatment facility within the Water Quality 
Resource Area, which does not fit under the prescribed conditions category. 

E. Provisional Uses. The following uses are allowed in the water quality resource area subject to compliance 1vith rhe 
application requirements and develop1nent standards of subsections G and Hof this section: 

I. Any use allowed in the base zone, other than those listed in subsection C and D of this section; 
2. Measures to remove or abate nuisances, or any other violation o.f state statute, adnzinistrative agency rule or city 
ordinance: 
3. Roads to provide access to protected water features or necessa1J' ingress and egress across water quali~y resource 
areas; 
4. New public or private utility facility construction; 
5. Walkways and bike paths (see subsection (H)(5) of this section); 
6. New storrnwater pre-treatment facilities (see subsection (H)(6); 
7. Widening an existing road adjacent to or running parallel to a vvater quality resource area: 
8. Additions, alterations, rehabilitation or replacement of existing structures, roadways, accesso1y uses and 
developnzent that increase the structural footprint withb1 the ivater quality resource area consistent with subsection 
(H)(7) of this section. 

Findings: The applicant submitted a proposed site layout that includes item number 6, a new 
stormwater pre-treatment facility. The applicant has proposed to place an outfall percolation pipe from the 
stom1 pond into the vegetated corridor. Findings regarding compliance with Subsections G and H are 
outlined below. 

F. Prohibited Uses. 
1. Any new development, other than that listed in subsections C, D and E; 
2. Uncontained areas o,fhazardous materials as defined by the Departrnent of Environn1ental Quality. 

Findings: No prohibited uses are proposed. 
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G. Application Requirements. Applications for provisional uses in the water quality resource area must provide the 
following information in a water resources report in addition to the information required for the base zone. 
I. A topographic map of the site at contour intervals of five feet or less showing a delineation of the water quality 

resource area, which includes areas shown on the city water quality and flood management areas map. 

Findings: The applicant has provided a topographic map of the site showing the delineation of the 
water quality resource area. The map is Figure 3 of 5 included in the water resource report from 
Environmental Technology Consultants (Exhibit 2). 

2. The location of all existing natural features including, but not limited to, all trees of a caliper greater than six 
inches dia1neter at a height of four feet, natural or historic drainages on the site, springs, seeps and outcroppings 
o.f rocks, or boulders within the water quality resource area; 

Findings: The applicant has provided the location of all existing natural features and is included as 
Figures 1 of 5 and 2 of 5 included in the water resource report from Environmental Technology Consultants 
(Exhibit 2). The applicant has not proposed to remove any trees within the delineated water resource area. 
The applicant has proposed to place an outfall pipe from the stormwater pond into the water resource area, 
but it appears the installation of this pipe will not require the removal of any trees. 

3. location of Title 3 vvetlands. Where Title 3 -.,,vetlands are identified, the applicant shall follow the Division of State 
lands recommended wetlands delineation process. The delineation shall he prepared by a professional 1vetlands 
specialist; 

Findings: A wetland delineation using the Division of State Lands process (Exhibit 2) revealed the 
spring and stream within the project site. The delineation was completed by a professional wetland scientist 
from Environmental Technology Consultants. 

4. An inventory and location of existing debris and nuisance plants; 

Findings: The location of nuisance plants are shown on Figure 5 of 5 included in the water resource 
report from Environmental Technology Consultants (Exhibit 2). 

5. An assessment o.fthe existing condition of the water quality resource area in accordance with Table 17.49-2; 

Findings: The applicant has indicated that the vegetated corridor was generally a fairly mature second 
growth forest in a natural condition. One area along the lower portion of the stream was generally lacking a 
tree canopy, but native shrub species covered nearly 100% of this area. Even through this area generally 
lacked a canopy, the remainder of the Vegetated Corridor had a fairly complete canopy cover of mature trees. 
With the percentages listed above, the vegetated corridor meets the criteria of a "good existing corridor" in 
accordance with Table 2 ofOCMC 17.49. 

6. An inventory o.fvegetation, including percentage ground and canopy coverage; 

Findings: The applicant has indicated that the overall character of the Vegetated Corridor is that the 
total average tree coverage is approximately 65%,; shrub coverage in the understory of the tree canopy 
averaged approximately 50%; and groundcover totaled approximately 80%. One area along the lower portion 
of the stTeam was generally lacking a tree canopy, but native shrub species covered nearly 100% of this area. 

7. An analysis of the impacts the proposed development may have on the water quali'ty resource area. This discussion 
shall take into account relevant natural features and characteristics of the water quality resource area, including 
hydrology, soils, bank stability, slopes of lands abutting the water resources, hazards of flooding, large trees and 
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wooded features. The discussion shall identify fish and wildlife resources that utilize or inhabit the impact area in the 
course o,f a year and the impact of the proposed development on water resource values; 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. [n the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per l 7.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 2. The applicant shall 
provide an analysis of the impacts associated with the proposed stormwater outfall within the Water Quality 
Resource Area. 

8. An analysis of the impacts the proposed development will have on the water quality of affected water resources, 
taking into account relevant natural features and characteristics of the water quality resource area; 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per l 7.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 3. The applicant shall 
provide an analysis of the impacts associated with the proposed stormwater outfall within the Water Quality 
Resource Area. 

9. An analysis of rneasures l1Jhichfeasibly can be taken to reduce or mitigate the in1pact of the proposed development on 
the water quality resource area and their vegetated corridors, including proposed drainage and erosion control 
measures, and an analysis of.the effectiveness of these measures; 

Findinl!S: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per 17.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 4. The applicant shall 
provide measures that feasibly can be taken to reduce or mitigate the impact of thestormwater outfall within 
the Water Quality Resource Area. 

J 0. The water resources report shall be prepared by one or 1nore qualified professionals including a wetlands biologist 
or hydrologist 1-Fhose credentials are presented in the report; 

Findings: The applicant can meet this requirement by complying with Condition of Approval 5. T11e 
water resource report shall be prepared by one or more qualified professionals. 

11. A lternativcs analysis dernonstrating that: 
a. No practicable alternatives to the requested development exist that will not disturb the water quality resource area, 
b. Development in the water quality resource area has been limited to the area necessary to allow.for the proposed use, 
c. The water quality resource area can be restored to an equal or better condition in accordance with Table 17.49-2, 
d. It will be consistent with a water quality resource area mitigation plan, 
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e. An explanation of the rationale behind choosing the alternative selected, including how adverse impacts to resource 
areas will be avoided or minimized and mitigated, 

.f For applications seeking an alteration, addition, rehabilitation or replacement of existing structures: 
i. Demonstrate that no reasonably practicable alternative design or method of developnient exists that 1vould have a 
lesser impact on the water quality resource area than the one proposed, and 
ii. If no such reasonably practicable alternative design or method of development exist<, the project should be 
conditioned to limit its disturbance and impact on the water quality resource area to the minimum extent necessary 
to achieve the proposed addition, alteration, restoration, replacement or rehabilitation, and 
iii. Provide mitigation to ensure that ilnpacts to the functions and values of the water quality resource area will be 
mitigated or restored to the extent practicable; 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity wiJI be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per 17.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 6. The applicant shall 
provide an alternative analysis for the proposed stormwater outfall within the Water Quality Resource Area. 

12. A water quality resource area mitigation plan shall be prepared by a registered professional engineer, landscape 
architect, biologist, or other person trained or ccrt{fied to determine that the vegetated corridor meets the requirenients 
of Table 17.49-2 and shall contain the following information: 

a. A description of adverse impacts that will be caused as a result of development, 
b. An explanation of hovv adverse impacts to resource areas will be avoided, minimized, and/or mitigated in accordance 

with, but not limited to, Table 17.49-2, 
c. A list of all re!lponsible parties including, but not limited to, the owner, applicant, contractor or other persons 

responsible.for work on the development site, 
d. A map shovving 1vhere the specific mitigation activities vvill occur, 
e. A maintenance prograni assuring plant survivalj'or a minimum o,fthrce years, 
j.· An i111plementation schedule, including tin1eline for construcrion, 111itigation, mitigation 1naintenance, n1onitoring, 

reporting and a contingency plan. All in-stream work in anadromous fish-bearing streams shall be done in 
accordance vvith the Oregon Department of Fish and Wildl~·fe in-strean1 timing schedule. 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per l 7.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant has proposed draining the developed part of the site into a detention/water quality pond 
system. The detention system is located at the northeastern end of the intermittent stream. The detention 
system is proposed to discharge through a level spreader to the intermittent stream. Mitigation measures for 
impacts caused by the development within the Water Quality Resource Area were not addressed in the 
report. The Water Resources Report will have to be revised to show impacts to the buffer area and mitigation 
for the impacts. 

The Oregon City Engineering Department indicated that the mitigation plan for the vegetated corridor area 
should incorporate the removal of non-native species and replanting the area with non-nuisance plants from 
the Oregon City native plant list in accordance with section l 7.49.H(3) of the Oregon City Municipal Code. 
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As part of the mitigation plan, the replacement area for the area of encroachment of the stormwater facility 
and Water Quality Resource Area shall be prepared as a deed restriction and recorded to protect the 
replacement area and Water Quality Resource Area in perpetuity. 

The applicant can comply with this criterion by complying with Conditions of Approval 7, 8, and 13. 

H. Development Standards. Applications for provisional uses in the water quality resource area shall satisfy the 
.following standards: 

I. The water quality resource area shall be restored and maintained in accordance with the niitigation plan and the 
specifications in Table 17.49-2. 

Findings: The project shall include restoration and maintenance in accordance with the mitigation plan 
(item 12 above) and specifications in Table 17.49-2 (items 11.c and 11.d above). 

2. Existing vegetation shall be protected and left in place. Work areas shall be carefully located and marked to reduce 
potential damage to the water quality resource area. Trees in the water quality resource area shall not be used as 
anchors /Or stabilizing construction equipment. 

Findings: Work boundaries and clearing limits will be clearly flagged and trees will be protected and 
not used to anchor or stabilize the work equipment per Condition of Approval 12. These protections shall 
remain throughout the construction process. 

3. Where existing vegetation has been removed, or the original land contours disturbed, the site shall be revegetated 
during the next planting season. Nuisance plants, as identified in the Oregon City nuisance plant list, may be 
removed at any time. fnteri1n erosion control measures such as mulching shall be used to avoid erosion on bare 
areas. Removed nuisance plants shall be replaced with plants fron1 Oregon City's native plant list by the next 
planting season. 

Findings: Revegetation is required per the Landscape/Mitigation Plan. Removal of nuisance plants is a 
requirement of the mitigation plan, including revegetating areas where the contours would be disturbed. 
Revegetation of Oregon City native plant materials will take place by the end of the next planting season. 
The applicant shall implement the city approved plan of Condition of Approval 7. 

4. Prior to construction, the water quali~y resource area shall be .fiagged, fenced or otherwise nzarked and shall 
ren1ain undisturbed except as alloived in subsection E of this section. Such markings shall be 111aintained until 
construction is complete. 

Findings: Work boundaries and clearing limits will be clearly flagged and trees will be protected and 
not used to anchor or stabilize the work equipment per Condition of Approval 12. These protections shall 
remain throughout the construction process. 

5. Walkways and bike paths: 
a. A gravel, earthen, tree bark product, or equivalent lvallrway or bike path shall not be constructed closer than ten feet 
.fron1 the bounda1y o..f the protected water feature. Walkways and bike paths shall be constructed so as to n1inbnize 
disturbance to existing vegetation. Where practicable, a niaximun1 ojfi.fty percent of.the trail 1nay be within thirty feet of 
the protected 111ater j'eature. 
b. A paved walkway or bike path shall not be constructed closer than ten feet from the boundary of the protected water 
feature. For any paved walkway or bike path, the width of the water quality resource area must be increased by a 
distance equal to the width of the paved path. Walkways and bike paths shall be constructed so as to minimize 
disturbance to existing vegetation. Where practicable, a maximum of twenty-five percent of the trail may be within thirty 
feet of the protected water feature; and 
c. A walkway or bike path shall not exceed twelve feet in width. 
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Findings: The applicant has not proposed walkways or bike paths within the water resource area, this 
standard is not applicable. 

6. Stormwater quantity control and quality control facilities. 
a. Except for flood control facilities designated by adopted Oregon City stormwater master plans. the stormwater 

quantity control and quality control facility may encroach a maximum of twenty-five feet into the outside boundary 
o,f the water quality resource area o_f a protected water feature, (maxinium allowable encroachnient to be 
proportionally reduced for applicable intermittent strean1 vegetated corridor). 

b. The area of encroachment must be replaced by adding an equal area to the water quality resource area on the 
subject property. 

c. All stor1nwater shall be collected on-site and passed through a treatment JGcility, such as a detention/composting 
facility or filter as approved by the city engineer in consultation with planning staff prior to being discharged into 
the water quality resource area. 

d. The water quality resource area shall not be subject to a sign~ficant negative impact as a result of changes to 
existing hydrologic connections. 

Findings: The applicant has proposed to locate an outfall percolation pipe from the stormwater pond 
into the vegetated corridor. The pipe appears to be in excess of 25 feet inside the vegetated corridor, which 
does not meet the development standards of Section l 7.49.H.6(a) above. The applicant can meet this 
criterion by complying with Condition of Approval 9, which prohibits the placement of the percolation pipe 
in excess of 25 feet into the vegetated corridor. 

The applicant has not submitted infonnation concerning the area of encroachment. The applicant can meet 
this criterion by complying with Condition of Approval I 0, requiring the applicant to replace the area of 
encroachment in compliance with Section l 7.49.H.6(b). 

The applicant has proposed to collect stormwater associated with the development on-site. The treatment 
facility shall be reviewed and approved by the city engineer during the subdivision review for the subject 
site. 

The applicant has not submitted information indicating that the water quality resource area will not be 
subject to a significant negative impact as a result of changes to existing hydrologic connections. The 
applicant can meet this criterion by complying with Condition of Approval 14. 

7. Additions, Alterations, Rehabilitation and Replacement ofla'r1ful structures. 
a. For existing structures, roadways, driveways, acccsso1y uses and developn1ent which are nonconj'orn1ing, this 

chapter shall apply in addition to the nonconforming use regulations of this title (Chapter 17.58). 
b. Additions, alterations, rehabilitation or replacement of existing structures, roadways, driveways, accesso1y uses 

and development shall not encroach closer to and will have no greater 1naterial adverse impact on the protected 
~vater feature than the existing structures, roadv.1ays, drive11 1a_vs, accessory uses and developn1ent. 

Findings: The applicant has not proposed additions, alterations, rehabilitation, or replacement of lawful 
structures within the water resource area, this standard is not applicable. 

8. Of}Site Mitigation 
a. Where the alternatives analysis demonstrates that there are no practicable alternatives for mitigation on site, off-site 
mitigation shall be located as follows: 

i. As close to the development as is practicable above the confluence of the next downstream tributary, or if 
this is not practicable; 
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ii. Within the watershed where the development will take place or as otherwise specified by the city in an 
approved wetland mitigation bank. 

b. In order to ensure that the mitigation area will be protected in pe1petuity, proof that a deed restriction has been 
placed on the property where the mitigation is to occur is required. 

Findings: The applicant shall prepare an alternative analysis to determine if off-site mitigation is 
required. This will be addressed by meeting Condition of Approval 6. 

!. Vegetated Corridor Width Reduction. A reduction in the width of the vegetated corridor required by Table 
17.49-1 may be allowed as part of a Type III proceeding under the following conditions: 

Findings: A vegetated corridor width reduction under section I below has been requested for the 
southeast section (along proposed lots 2-4) of the water quality resource area (Exhibit 3). 

I. On slopes that are greater than or equal to twenty-five percent/or less than one hundred.fifty feet, a maximum 
reduction of twenty-five feet may be permitted in the width of vegetated corridor beyond the slope break if a 
geotechnical report den1onstrates that the slope is stable. 

Findings: Figure 3 of 5 of the water resource report (Exhibit 2) indicates the areas where the slopes are 
in excess of 25% and are 150 feet or less from the delineated water feature. Exhibit 4 depicts the proposed 
reduction of the vegetated corridor from 50 feet to 25 feet. 

The applicant has provided a Slope Stability report, prepared by Geotech Solutions, Inc. and dated Januaiy 
17, 2003, indicating that the slopes along the back of Lots 1-4 are stable and exhibit no signs of instability 
(Exhibit 3 ). Provided the recommendations presented in our geotechnical report are followed, reducing the 
setback from the buffer for construction of the proposed lots will not increase the risk of instability of these 
slopes. The applicant can meet this criterion by complying with condition of approval 15, which requires the 
applicant to implement the recommendations pre;ented in the geotechnical report provided by Geotech 
Solutions, Inc. and dated December 27, 2002 (Exhibit 7). 

The proposed reduction is not supported by the slope analysis submitted by Environmental Technology 
Consultants, Figure 3 of 5 for proposed Lot 2 (Exhibit 2). It appears that the 25% slope exceeds 150 feet 
from the water feature for approximately 45 feet in a south to north direction along the west (rear) lot line of 
proposed lot number 2, thus the vegetative corridor reduction would not be applicable for this section as the 
slope is in excess of 150 feet from the water feature. The applicant can meet this criterion by complying with 
Condition of Approval 1 1, which requires the applicant to reconcile the slope analysis with the proposed 
vegetated corridor width reduction. 

2. On an anadromou.-r.· fish-bearing stream, the two hundred foot vegetated corridor may be reduced if the .follo1ving 
criteria are met: 

a. The existing condition of the vegetated corridor is pri1narily developed lvit!z com1nercial, industrial or residential 
uses or is significantly degraded Yvith less than twenty-five percent vegetative cover. 

h. A decrease is necessary to accomplish the purposes o.f the proposal and no practicable alternative is available. 
c. Decreasing the ividth of the vegetated corridor will not adversely affect the water resource functional values. The 

functional values of a water resource include, but are not li111ited to. the following: ivater quality protection and 
enhancen1ent; fish and wildlife habitat; food chain support; flood storage, conveyance and attenuation; 
groundwater recharge and discharge; erosion control; historical and archaeological and aesthetic value; and 
recreation. 

d. hnprovements will be made to the remaining vegetated corridor pursuant to the mitigation requirements of the 
section on Degraded Existing Vegetation Corridor in Table 17.49-2 of this chapter. The applicant must 
demonstrate that the improvements will increase the functional values of the water resource. 

e. A proposal to enhance a vegetated corridor shall not be used as justification to reduce an other.vise functional 
standard corridor width. 
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f In no case may the reduced corridor be less than otherwise would be required by Table I 7.49-1 for a non
anadromous fish-bearing stream. 

Findings: The resource does not contain anadromous fish. 

17.49.090 Map Administration. 
A. The purpose of this section is to provide a process for amending the water quality and flood management areas map 
to add wetlands and correct the location of protected water features and the water quality resource area overlay district 
if the protected water feature does not exist or is outside the -.,,vater quality resource area overlay district. The 
information used to establish an error shall include a topographic rnap of the site with contour intervals no greater than 
.five J'eet and a report qual(fying the map amendment prepared by a registered professional engineer licensed by the 
state of Oregon or a qualified wetland specialist. 

Findings: City staff handles modifications to water resource boundaries relying on the applicant's 
Water Resource Report findings and maps to establish minor modifications to the boundary. A significant 
error would be processed under this Map Amendment process. In this case, staff finds that the mapped 
resource area compared to the reported resource locations involve minor modification to the boundary. 

B. Map corrections shall be processed pursuant to the requirements ofChapter 17.68. 

Findings: This criterion does not apply. 

I. Within ninety days of receiving in.formation establishing an error in the existence or location of a protected water 
.feature, the city shall provide notice to interested parties of a public hearing at H 1hich the city will review the 
information. 

2. The city shall alnend the water quality and flood management areas map if the infOrn1ation detnonstrates: 
a. That a protected water feature no longer exists because the area has been legally filled, culverted or developed 

prior to the adoption of the amendment of Title 3 of the Functional Plan (June I 8, 1998); or 
b. That the protected water feature does not exist or is outside the water quality resource area overlay district. 

Findings: This criterion does not apply. 

C'. Modification of the water quality resource area overlay district. To niodifY the water quality resource area overlay 
district, the applicant shall demonstrate that the mod~fication will offer the same or better protection of the protected 
i,vate1·.feature and water quality resource area by: 
1. Preserving a vegetated corridor that will separate the protected water feature from proposed development: and 
2. Preserving existing vegetated cover or enhancing the water quality resource area sufficient to assist in n1aintaining 
or reduc;ng rvater temperatures in the adjacent protected water feature: and 
3. Enhancing the ivater quality resource area sufficient to minimize erosion, nutrient and pollutant loading into the 
adjacent protected water.feature,· and 
4. Protecting the vegetated co1ridor sufficient to provide filtration, infiltration and natural water pur~fication for the 
adjacent protected water feature: and 
5. Stabilizing slopes adjacent to the protected ivater.feature. 

Findings: This criterion does not apply. 

D. Adding Title 3 Wetlands. 
/. 11/ithin ninety days o,freceiving evidence that a wetland meets any o_f'one of the criteria in this sect;on, the city shall 
provide notice to interested parties of a public hearing at which the city will review the evidence. 
2. A 'rt'etland and its vegetated corridor shall be included in the water quality resource area overlay district if the 
wetland meets any one of the following criteria: 

a. The wetland is fed by surface flows. sheet flows or precipitation, and has evidence of flooding during the 
growing season, and has sixty percent or greater vegetated cover, and is over one-quarter acre in size: or the 
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wetland qualifies as having "intact water quality function" under the J 996 Oregon Freshvvater Wetland Assessment 
Methodology; or 
b. The wetland is in the flood management area, and has evidence of flooding during the growing season, and is 
jive acres or more in size, and has a restricted outlet or no outlet; or the wetland qualijies as having 11intact 
hydrologic control function" under the 1996 Oregon Freshwater Wetland Assessment Methodology; or 
c. The wetland or a portion of the wetland is within a horizontal distance of less than one-fourth mile from a water 
body which meets the Department of Environmental Quality definition of water quality limited water body in OAR 
Chapter 340, Division 41 (1996). 

Findings: This criterion does not apply. 

(E) Chapter 17,50 ADMINISTRATION AND PROCEDURES 
j 7.50.050 Preapplication conference and neighborhood meeting. 
A. Prior to submitting an application for any form of permit, the applicant shall schedule and attend a preapplication 
conference with city staff to discuss the proposal. The applicant may also schedule and attend a meeting with the city
recognized neighborhood association in whose territory the application is proposed. 
B. ?reapplication Conference. To schedule a preapplication con;ference, the applicant shall contact the planning 
1nanager, sub1nit the required materials, and pay the appropriate conj'e.rence fee. At a minilnun1, an applicant should 
submit a short narrative describing the proposal and a proposed site plan, draYvn to a scale acceptable to the city, 
··which identifies the proposed land uses, traffic circu!at;on, and public rights-of way. The purpose of the preapplication 
con.f'e.rence is to provide staff from all affected city departments with a summary of the applicant's develop1nent proposal 
and an opportunity for staff to provide the applicant with information on the likely impacts, li1nitations, requirements, 
approval standards, fees and other information that may affect the proposal. The planning manager shall provide the 
applicant(.s) lVith the identity and contact persons for all affected neighborhood associations. FolloYving the conference, 
the planning nianager shall provide the applicant with a lvritten sum1na1'.y of the preapplication conference. 
C. Affected Neighborhood Association Meeting. The purpose of the meeting with the recognized neighborhood 
association is. to inform the a.fleeted neighborhood association about the proposed develop1nent and to receive the 
preliminary re:::,ponses and suggestions fro1n the neighborhood association and the niember residents. 
D. Notwithstanding any representations hy city staff at a preapplication conference, staff is not authorized to YVaive any 
requirements of this code, and any on1ission or failure by stqff to recite to an applicant all relevant applicable land use 
requirements shall not constitute a waiver by the city o.f any standard or requirement. 
E. A preapplication conference shall be valid.for a period o_fsix monthsjYom the date it is held. {f no application is filed 
within six nzonths of the conference or nieeting, the applicant niust schedule and attend another C01I;ference before the 
city vvill accept a permit application. The planning manager may \Vaive the preapplication requirement if, in the 
manager's opinion, the development does not warrant this step. {Ord. 98-1008 §I {part), 1998) 

Findings: The applicant held a pre-application meeting with staff, identified as PA 02-61, on 
November 13, 2002 (Exhibit 6) prior to submitting the application. The applicant did not provide any 
information regarding holding the optional neighborhood meeting. This criterion is met. 

(b) 17.50.060 Application requirements. 
A permit application niay only he initiated by the record proper~v owner or contract purchaser, the city conuniss'ion or 
planning comlnission. ff there is 1nore than one record 01-vner, then the city will not accept an application "1-Vithout 
signed authorization from all record oivners. All permit applications n1ust be submitted on the forn1 provfrled by the city, 
along with the appropriate fee and all necessa1y supporting docu1nentation and information, sufficient to demonstrate 
conipliance with all applicable approval criteria. The applicant has the burden of demonstrating, 1vith evidence, that all 
applicable approval criteria are, or can be, met. (Ord. 98-1008 §/(part), 1998) 

Findings: The property owner has initiated the permit application process. 

(CJ 17.50.070 Completeness review and one-hundred-twentv-day rule. 
A. Upon submission, the planning manager shall date stamp the application form and verify that the appropriate 
application fee has been submitted. The planning manager will then review the application and all information 
submitted with it and evaluate whether the application is complete enough to process. Within thirty days o.f receipt of 
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the application, the planning manager shall complete this initial review and issue to the applicant a written statement 
indicating whether the application is complete enough to process, and if not, what information must be submitted to 
make the application complete. 
B. Upon receipt of a letter indicating the application is incomplete, the applicant has one hundred eighty days within 
which to submit the missing information or the application shall be rejected and all materials and the unused portion of 
the application fee returned to the applicant. If the applicant submits the requested information within the one-hundred
ezghty-day period, the planning manager shall again verify whether the application, as augmented, is complete. Each 
such review and verification shall follow the procedure in subsection A o.f this section. 
C. Once the planning manager determines the application is complete enough to process, or the applicant refuses to 
submit any more information, the city shall declare the application complete and take final action on the application 
rvithin one hundred ttventy days of that date unless the applicant waives or extends the one-hundred- twenty-day period. 
The one-hundred-twenty-day period, however, does not apply in the following situations: 
J. Any hearing continuance or other process delay requested by the applicant shall be deen1ed an extension or waiver, 
as appropriate, o(the one-hundred-twenty-day period. 
2. Any delay in the decision-making process necessitated because the applicant provided an incomplete set of mailing 
labels for the record property owners within three hundred.feet of the subject property shall extend the one-hundred
twenty-day period for the amount of time required to correct the notice defect. 
3. The one-hundred-twenty-day period does not apply to any application for a permit that is not wholly within the city's 
authority and control. 
4. The one-hundred-tvventy-day period does not apply to any application for an amendment to the city's comprehensive 
plan or land use regulations nor to any application for a pennit, the approval of which depends upon a plan 
amend1nent. 
D. The approval standards which control the city's revieH-1 and decision on a complete application are those rvhich were 
in effect on the date the application was first submitted. (Ord. 98-1008 §1(part), 1998) 

Findings: The applicant submitted the application on December 17, 2002. The City deemed the 
application complete on February 5, 2003. 

(d) I 7.50.090 Public notices. 
All public notices issued by the city with regard to a land use niatter, announcing applications or public hearings of 
quasi-judicial or legislative actions, shall comply with the requirements o.f this section. 
A. Notice of Type fl Applications. Once the planning manager has deemed. a Type fl application complete, the city shall 
prepare and send notice of the application, by first class mail, to all record ovvners of property 1vithin three hundred 
.feet of the subject property and to any city-recognized neighborhood association whose territo1:ii includes the subject 
property. Pursuant to Section 17.50. OBO(H), the applicant is responsible for providing an accurate and complete set of 
mailing labels for these property owners and for posting the subject property with the city-prepared notice in 
accordance with Section 17.50.100. The city's Type II notice shall include the following information: 
I. Street address or other easily understood location of the subject property and city-assigned planning file number; 
2. A description of the applicant'~· proposal, along with citations of the approval criteria that the city will use to 
evaluate the proposal,· 
3. A statement that any interested party may subn1it to the city written comments on the application during a JOurteen
day comment period prior to the city's deciding the application, along vvith instrucn·ons on where to send the conunents 
and the deadline of the.fourteen-day co1nment period; 
4. A statement that any issue which is intended to provide a basis for an appeal must be raised in writing during the 
fourteen-day co1nn1ent period rvith sufficient specificit}' to enable the city to respond to the issue: 
5. A statement that the application and all supporting niaterials may be inspected, and copied at cost, at City Hall 
during normal business hours,· 
6. The 11a1ne and telephone number o.f the planning staff.person assigned to the application or is other'lvis'e available to 
answer questions about the application. 

Findings: The City has provided the required notice. Property owners within 300 feet of the subject 
site were noticed of the Type III application on February 18, 2003. The application was advertised in the 
Clackamas Review on February 26, 2003 and the property was posted on February 21, 2003. 

(e) 17.50.100 Notice posting requirements. 
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Where this chapter requires notice o,f a pending or proposed permit application or hearing to be posted on the subject 
property, the requirements of this section shall apply. 
A. City Guidance and the Applicant's Responsibility. The city shall supply all of the notices which the applicant is 
required to post on the subject property and shall specify the dates the notices are to be posted and the earliest date on 
which they may be removed. The city shall also provide a statement to be signed and returned by the applicant 
certifying that the notice(s) were posted at the correct time and that if there is any delay in the city's land use process 
caused by the applicant's failure to correctly post the subject property for the required period of time and in the correct 
location, the applicant agrees to extend the one-hundred-twenty-day period in a timely manner. 
B. Number and Location. The applicant must place the notices on each ji-ontage of the subject property. If the property's 
ji-ontage exceeds six hundred feet, the applicant shall post one copy of the notice for each six hundred feet or fraction 
thereof Notices shall be posted within ten feet of the street and shall be vfrdble to pedestrians and 1notorists. Notices 
shall not be posted within the public right-of-way or on trees. The applicant shall remove all signs within ten days 
following the event announced in the notice. (Ord. 98-1008 §I (part), 1998) 

Findings: The City has provided the required notice. Property owners within 300 feet of the subject 
site were noticed of the Type III application on February 18, 2003. The application was advertised in the 
Clackamas Review on February 26, 2003 and the property was posted on February 21, 2003. 

(/) I 7.50.130 Conditions o( approval and notice o(decision. 
A. All city decision-n1akers have the authority to impose reasonable conditions of approval designed to ensure that all 
applicable approval standards are, or can be, met. 
B. Failure to con1ply ivith any condition of.approval shall be grounds for revocation of.the permit(s) and grounds f"or 
instituting code enforcement proceedings pursuant to Chapter 1.20 of this code and ORS 30.315. 
C. Notice a/Decision. The city shall send, by first class mail, a notice of all decisions rendered under this chapter to all 
persons with standing, i.e., the applicant, all others who participated either orally or in writing b.efore the close of.the 
public record and those who specifically requested notice of the decision. The notice of decision shall include the 
follovving information: 
I. The file number and date of decision; 
2. The name of the applicant, owner and appellant (if different); 
3. The street address or other easily understood location of the subject property; 
4. A brief sumniary o,f the decision, and if an approval, a description of the permit approved; 
5. A statement that the decision is final unless appealed and description of the requirenzents for perfecting an appeal; 
6. The contact person, address and a telephone nun1ber 1vhereby a copy of the final decision may be inspected or copies 
obtained. 
D. Mod~fication of Conditions. Any request to modifY a condition of pern1it approval is to be considered either n-zinor 
modification or a major rnod~fication. A minor modification shall be processed as a Type JI. A major modification shall 
bC' processed in the same ntanner and shall be subject to the same standards as was the original application. However, 
the decision-maker may at their sole discretion, consider a modjfication request and limit its revierv of the approval 
criteria to those issues or aspects of· the application that are proposed to be changed from ivhat was originally 
approved. (Ord. 98-1008 §!(part), 1998) 

Findings: 
approval. 

The City will provide notice of this decision and will impose reasonable conditions of 

(g) 17.50.140 PerfOrmance guarantees. 
When conditions of permit approval require the applicant to construct certain improvements, the city ntay allorv the 
applica11t to sulnnit a financial guarantee in lieu of actual construct;on o.f the improven1ent. Financial guarantees shall 
be governed by this section. 
A. For1n of Guarantee. Guarantees shall be in a for1n approved by the city attorney, including an irrevocable standby 
letter o_f credit issued by a recognized lending institution to the benefit of the city, a cert(fied check, dedicated bank 
account or allocation of a construction loan held in reserve by the lending institution for the benefit of the city. The 
guarantee shall be filed with the planning division. 
B. Amount of Guarantee. The amount of the performance guarantee shall be equal to at least one hundred ten percent 
of the estimated cost of constructing the in1provement in question. The amount of the performance guarantee may be 
larger than one hundred ten percent if deemed necessa1y by the community development director. The cost esti1nate 
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substantiating the amount of the guarantee must be provided by the applicant supported by either an engineer's or 
architect's estimate or }Vritten estimates by three contractors with their names and addresses. The estimates shall 
separately itemize all materials, labor and other costs. 
C. Duration of the Guarantee. The guarantee shall remain in effect until the improvement is actually constructed and 
accepted by the city. Once the city has inspected and accepted the improvement, the city shall release the guarantee to 
the applicant. If the improvement is not completed to the city's satisfaction within the time limits specified in the permit 
approval or the guarantee, the director may, at his discretion, draw upon the guarantee and use the proceeds to 
construct or complete construction of the improvement and for any related administrative and legal cost<; incurred by 
the city. Once constructed and approved by the city, any remaining funds shall be refunded to the applicant. 
D. If the applicant elects to defer construction of in1provements by using a financial guarantee, the applicant shall 
agree to construct those improvements upon written notification by the city, or at some other mutualfy agreed-to tinie. ff 
the applicant fails to commence construction of the required hnprove1nents within six months of being instructed to do 
so, the city may, without further notice, undertake the construction of the improvements and draw upon the applicant's 
pe1formance guarantee to pay those costs as provided in subsection C of this section. (Ord. 98-1008 § 1 (part), 1998) 

Findings: Performance guarantees are not required as performance is based on permit issuance or 
certificates of occupancy. 

Conclusion and Decision 
Based on the analysis and finding as described above, staff recommends that the proposed application for the 
Water Quality Resource Area can be approved with the attached Conditions of Approval. 

Exhibits: 
1. Site Map 
2. Environmental Technology Consultants Report dated October 16, 2002 
3. Memo from Geotechnical Solutions Services dated January 17, 2003 
4. Proposed Subdivision Layout and Vegetated Conidor Reduction. 
5. a. Park Place Neighborhood Association 

b. Public Safety 
c. Oregon City Engineering Department 

6. Pre-application (On File) 
7. Geotech Solutions, Inc.; December 27, 2002 (On File) 
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CONDITIONS OF APPROVAL: 

1. Division of State Lands concurrence with the wetland delineation shall be provided by the applicant to 
the City prior to the issuance of a grading permit for the site. 

2. The applicant shall provide an analysis of the impacts the proposed development within the water quality 
resource area may have on the water quality resource area. The analysis shall be approved by the City 
prior to the issuance of a grading permit for the site. 

3. The applicant shall provide an analysis of the impacts the proposed development within the water quality 
resource area will have on the water quality of affected water resources in accordance with section 
17.49.G.8. The analysis shall be approved by the City prior to the issuance of a grading permit for the 
site. 

4. The applicant shall provide an analysis of measures that can be taken to reduce or mitigate the impacts of 
t11e proposed development within the water quality resource area in accordance with section 17.49.G.9. 
The analysis shall be approved by the City prior to the issuance of a grading permit for the site. 

5. The water resource report shall be prepared by a qualified professional. 
6. 111e applicant shall provide an alternative analysis in accordance with section 17.49.G. l 1. The analysis 

shall be approved by the City prior to the issuance of a grading permit for the site. 
7. The applicant shall provide a water quality resource area mitigation plan in accordance with section 

17.49.G.12. The analysis shall be approved by the City prior to the issuance of a grading pennit for the 
site. 

8. The applicant shall incorporate the removal of non-native species and replanting the area with non
nuisance plants from the Oregon City native plant list into the mitigation plan. 

9. The applicant shall not extend the storm pond outfall pipe more than 25 feet into the water quality 
resource area. 

10. The applicant shall replace the area of encroachment of the storm pond outfall pipe in accordance with 
section 17.49.H.G(b). 

11. The applicant shall reconcile the proposed vegetative corridor width reduction with the slope analysis 
submitted by Environmental Technology Consultants (Exhibit 2). "The vegetated corridor reduction shall 
not reduce the buffer area to 25 feet unless the break in the 25% slope is less than 150 feet from the 
intermittent stream. 

12. The Water Quality Resource Area boundary (including replacement area for the stormwater outfall pipe 
encroachment), work boundaries, and clearing limits shall be clearly flagged and trees shall be properly 
protected and not used to anchor or stabilize the work equipment. These limit lines and protections shall 
be in place prior to the issuance of any pennit for site work and shall remain in place throughout the 
construction process. 

13. Deed restrictions shall be prepared and recorded describing the location of the water quality resource 
area, including the replacement area for the strormwater outfall pipe encroachment. The deed shall 
protect the water quality resource area and replacement area in perpetuity. Copy of the recorded deed 
shall be provided to the City of Oregon City prior to issuance of the certificate for final occupancy. 

14. The applicant shall provide information indicating that the water quality resource area will not be subject 
to a significant negative impact as a result of changes to existing hydrologic connections in accordance 
with section 17.49.H.6( d). 

15. The applicant shall implement the recommendations presented in the geotechnical report provided by 
Geotech Solutions, Inc. and dated December 27, 2002 (Exhibit 7). 
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PROJECT, SITE DATA, AND EVALUATION SUMMARY 

Site: Tax Lot 1902, Holcomb Boulevard; Oregon City, Oregon 

ETC Project Number: EVA-02-023 

Project Staff: 

Applicant: 

Site Location: 

David Waterman, Richard Bublitz 

Pacific Western Homes 
5526 SE 122nd Avenue 
Portland, OR 97230 
(503) 252-3745 

Owner: David & Carolyn Williams 
5740 SE Byron Drive 
Milwaukie, OR 97267 
(503) 659-8595 

The site is located in Oregon City, Oregon, on the south side of Holcomb Boulevard 
approximately 200' east of Oak Tree Terrace. Legal description: TL 1902, Section 
28A, T2S, R2E, W.M. Lat: 45°22' 13" Lon: 122°33 '46". 

Acreage: 8.8 acres 

Topography: The site is located in the Clackamas Heights area at an elevation of approximately 
410' on the west flank of a low butte with maximum elevation 570'. Site slopes are 
generally east to west at approximately 5%. The Clackamas River to the north and 
Abernethy Creek to the south are deeply dissected into the surrounding landscape. A 
small waterway in the southern portion of the site has cut a fairly deep ravine with 
adjacent slopes typically at 25 to 30%. 

Land Use History: 

Adjacent Usage: 

The property is currently vacant. It appears that timber was harvested from the 
property in the recent past. Timber usage is the only evident historic usage of 
the site, although agricultural usage is also probable. 

The property adjacent to the east is a recently developed medium density single 
family residential subdivision. To the north and west are older lower density 
residences. To the south is vacant forested property. 

Waterways: A first-order stream that ultimately flows into Abernethy Creek begins onsite and 1s 
aligned in a general northeast to southwest direction. 

Floodway: None 

LWI Map Reference: City of Oregon City Local Wetland Inventory T2S R2E Section 28 

Other Wetland Determinations: None 

Determination: The waterway onsite is a jurisdictional water regulated by local, state, and federal 
regulations. 

Wetland Classes: R4SBl/3 (Riverine, Intermittent, Streambed, Cobble/Gravel and Mud) 



Introduction: 
The subject property consists of one 8.8-acre parcel in Oregon City, Oregon with the following legal 
description: TL 1902, Section 18A, T2S, R2E, WM. The City of Oregon City Water Quality and Flood 
Management Areas Map (Exhibit A, Ordinance 99-1013) shows a protected water feature and an 
associated vegetated corridor in the southern portion of the site. Therefore a water resources report is 
required in accordance with Oregon City Municipal Code (OCMC) 17.49 for any proposed development 
on the parcel. 

Environmental Technology Consultants was contracted to perform the water resource investigation by 
Pinnacle Engineering, agent for the applicant. The field investigation was performed on October 11, 
2002. An initial reconnaissance for the purpose of submitting a proposal was performed on April 3, 
2002. This report provides the information required under OCMC 17.49.050.G(l-6), which is the 
assessment phase of the water resource investigation. As of the date of this report, it was uncertain 
whether impacts would be necessary within the Water Quality Resource Area, so no additional 
information was provided under OCMC 17.49.050.0(7-12). 

Protected Water Feature Assessment: 

The "Protected Water Feature" is a first-order stream with its origin on the subject property. The bottom 
of the ravine was generally scoured to gravel and cobble at the surface. Flow width varied from a 
narrowly incised channel to a wider sheet flow regime with minimal to no incision present. This 
marginal condition is typical of areas at the upper end of drainage corridors. During the field 
investigation, we also briefly investigated the waterway where it continued offsite to the west to 
approximately 400' offsite. The channel became much more defined the further downstream we 
investigated. As shown on Figure 2 of 5 in Appendix B, data was recorded at numerous points along the 
drainageway. The following information was recorded at each of the locations. (Note that the soil pits 
were generally limited in depth due to the difficulty in penetrating deeper due to dense angular rock in 
the soil profile.) 

Data Point 1: Small collection pool fed by spring on slope just above; water at l" depth; appears 
to be infiltrating at this point, as outlet not producing surface water; soil pit dug to 6" in pool; soil 
with distinct common ped surface concentrations (a hydric soil indicator). 

Data Point 2: Poorly defined channel, 9" wide, very narrowly incised; grown over with Rubus 
ursinus (Trailing Blackberry), but not rooting in channel; soil pit dug to 12" through large angular 
rock; no water; soil between lOYR3/2 and 10YR3/l with no concentrations (non-hydric) 

Data Point 3: Well-defined bank on north; bank on south less distinct but present; had to clean out 
dense leaves and debris before channel became evident; channel 36" wide, scoured down to rock; 
soil from 0 to 7" 10YR3/2 silt loam; from 7 to 9" mixed !OYR3/2 and 10YR4/4. 

Data Point 4: Broader concavity at base of ravine, approximately 8' wide; no well-defined banks; 
rocks cover surface, moss growing on rocks the only vegetation rooting in this area; a very narrow, 
barely incised flow path can be discerned among the rocks in the middle of this area; soil 10YR3/l 
to 8" (low chroma hydric indicator); just below data point, drainage goes back into a narrow, more 
well-defined channel; just below data point, groundwater very nearly re-surfacing (saturated to 
surface) at a break in the profile. 

Data Point 5: Channel much more defined; 22" wide and 4" deep; soil is 10YR3/l (low chroma 
hydric indicator) with heavy iron concentrations on surface of the angular rocks in profile. 

Data Point 6: Channel evident; 24" wide and 4" deep; scoured to rock; soil nearly identical to 
Data Po int 5. 



The definition of a stream as provided in the OCMC 17.49 is as follows: "Areas where surface water 
produces a defined channel or bed, including bedrock channels, gravel beds, sand and silt beds, and 
defined-channel swales." This generally follows the guidelines used by the US Army Corps of Engineers 
and the Oregon Division of State Lands that a stream is defined by the presence of a bed and banks. 

With the intent of describing where the head of the stream actually begins, the following discussion 
describes the character of the low point of the concavity (the area of surface water concentration) starting 
at the east property line and moving toward the west property line. Starting near the east property line, 
the concavity is fairly broad (no ravine character) and no incised banks were identified along the low 
point of the concavity. Approximately 150' downstream along this alignment the profile drops steeply 
into the defined ravine. This steep drop was an area where rock was exposed along the face of the slope, 
and the steep cut indicates an area of historically much greater hydro logic influence in the form of scour. 
The spring identified along the face of this steep cut is further evidence of the change in hydrologic 
influence starting at this point. Data Point 1 was taken near the base of this steep cut in the flow 
alignment. Moving downstream, Data Points 2 through 4 were areas with marginal stream 
characteristics, with an incised channel intermittently occurring through the flow alignment. Data Points 
5 and 6 had more defined stream channel characteristics. 

Although the stream character is marginal between Data Points 1 and 4, the start of the hydrologic 
influence for the drainage corridor is clearly where the spring was identified on the steep cut slope near 
Data Point 1. With the majority of the downstream portion of the drainage corridor below the spring 
meeting the definition of a stream, along with the evidence of a distinct change in hydrologic influence, 
we concluded that the jurisdictional waterway begins at the spring and continues to the southwest from 
that point. 

The onsite portion of the stream is classified as intermittent, as it was not flowing during the October site 
investigation and the character of the channel does not otherwise indicate perennial flows during nonnal 
years. The spring at the upper end of the waterway was producing a trickle of water, but this was 
infiltrating at the collection pool described in Data Point 1, and this appears to be the normal summer 
condition. Further evidence of the intermittent nature of this stream is that the entire stream system 
downstream of the subject property down to where it enters Abernethy Creek is identified as intermittent 
on the USGS quadrangle map. 

The first-order stream on the subject property flows offsite and joins with another small stream 
approximately 0.4 miles southwest of the subject property. The second-order stream is identified as Tour 
Creek on the Oregon City Water Quality Resource Areas map, although the USGS quadrangle does not 
identify it as a named creek. Tour Creek flows into Abernethy Creek. Data exists that fish utilize 
Abernethy Creek from http://www.streamnet.org/. (This site obtains data directly from the Oregon 
Department of Fish and Wildlife as well as other sources.) The fish distribution map shows Tour Creek 
as not being utilized by fish. It appears from the fish distribution map, as well as from the USGS map, 
that at the lower end of Tour Creek just north of Redland Road, the stream may not be in an open 
channel, and this may be a fish barrier. This is further substantiated by the fact that Newell Creek, which 
enters Abernethy Creek from the south almost directly across the stream from Tour Creek, has fish 
utilization in the lower portion of the stream. Although the data suggests a fish barrier, we did not field 
confirm this. Regardless of this, even if fish could enter Tour Creek, it is extremely unlikely that they 
would migrate all the way upstream to the subject property due to the steep slopes and very poor habitat 
conditions in the channel on the subject property. We have concluded that anadromous fish do not 
utilize the subject property stream. 

Slopes adjacent to the subject property stream were generally greater than 25%. A topographic survey 
was performed on the subject property by G & L Land Surveying, Inc. as shown on Figure 1 of 5 in 



Appendix B. We performed a slope analysis from the topographic survey, to identify those areas with 
slopes greater than 25%, and these are hatched as shown on Figure 3 of 5. Only one area of the stream 
had adjacent slopes less than 25%, and this was on the north side of the stream in the west portion of the 
site. 

Protected Water Feature Classification I Vegetated Corridor Width Determination 

We have concluded that the stream is not utilized by anadromous fish and therefore does not meet the 
classification of"Anadromous fish-bearing streams" in accordance with Table I ofOCMC 17.49. Based 
on the topographic information, we have also determined that the majority of the adjacent slopes 
surrounding the stream are greater than 25%, and therefore the stream does not meet the classification of 
"Intermittent streams with slopes less than 25% and which drain less than I 00 acres". Therefore the 
stream falls into the default category of"All other Protected Water Features". 

In determining the width of the vegetated corridor, the key consideration was slope. In accordance with 
Table I of OCMC 17.49, in the small portion where the adjacent slope was less than 25% in the first 50' 
(a net measurement of total vertical distance I horizontal distance), the vegetated corridor width was 
limited to 50'. Net slope measurements in this area are shown on Figure 3 of 5. Otherwise the vegetated 
corridor width was established by determining the limits of the 25% slope and then offsetting that line by 
50'. This criterion established the majority of the vegetated corridor width. Where the steep slope area 
exceeded a distance of 150' from the stream, the maximum vegetated corridor width was established at 
200'. The location of the jurisdictional waters and the associated Vegetated Corridor are shown on 
Figure 3 of 5. 

Assessment of Vegetated Corridor 

The vegetated corridor was generally a fairly mature second growth forest in a natural condition. Several 
photographs are included in Appendix B that show the character of the vegetated corridor. The 
following list identifies the plant species present, along with demarcating which were dominants. 

Stratum 
Tree 

Shrub 

Ground
Cover 

Scientific Name Common Nan1e 1 Do1ninant 

" 



The vegetation association as described in the above table comprises the primary plant association within 
the Vegetated Corridor. This association is defined as Pseudotsuga-Quercus-Acer/Corylus-Acer on the 
attached Figure 5 of 5 in Appendix B. Several noxious invasive plant species were identified in this 
association: Rubus discolor, Hedera helix (English Ivy), and I/ex opaca (English Holly). These species 
were sparse throughout this primarily native association. 

Only a few relatively small patches within the Vegetated Corridor had a different association than that 
described above. This other association is identified as Rubus Thicket on Figure 5, and was 
characterized by dominance of Rubus discolor in the understory, changing the general character of the 
plant association. 

The overall character of the Vegetated Corridor is that the total average tree coverage is approximately 
65%; shrub coverage in the understory of the tree canopy averaged approximately 50%; and groundcover 
totaled approximately 80%. One area along the lower portion of the stream was generally lacking a tree 
canopy, but native shrub species covered nearly 100% of this area (the same species that were present in 
the understory of the remainder of the forest.) Even though this area generally lacked a canopy, the 
remainder of the Vegetated Corridor had a fairly complete canopy cover of mature trees. With the 
percentages listed above, the vegetated corridor meets the criteria of a "good existing corridor" in 
accordance with Table 2 ofOCMC 17.49. 

Other Characterization of the Water Quality Resource Area 

In accordance with 17.49.050.G(l ), a topographic survey map is included as Figure 1 in Appendix B. 

In accordance with l 7.49.050.G(2), the location of all existing natural features, including all trees of a 
caliper greater than 6" diameter (see Figures l and 5) , springs, seeps, and outcroppings of rock (see 
Figure 2) are provided in Appendix B. 

In accordance with 17.49.050.G(J), we performed a wetland determination for the subject property. We 
did not identify any areas beyond the stream/spring described above that met wetland criteria. Our 
wetland determination is described in greater detail in Appendix A. 

In accordance with l 7.49.050.G(4) the locations of nuisance plants are shown on Figure 5. No other 
debris was identified within the Water Quality Resource Area. 

Uses within the Water Quality Resource Area 

At this stage of the development process, it is unknown whether any activity will be required in the 
Water Quality Resource Area. In the event that ongoing design results in proposed activities such as 
utility crossings, paths, etc. within the Water Quality Resource Area, an impact analysis, alternatives 
analysis, and mitigation plan as per l 7.49.050.G(7- l 2) will be required as an addendum to this report. 



Appendix A 

Narrative for Wetland Determination on Subject Property 
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Results of Wetland Determination for Tax Lot 1902, Holcomb Boulevard: 

This investigation was carried out in accordance with the guidelines set forth in the Corps of Engineers 
Wetland Delineation Manual (Technical Report Y-87-l, 1987), herein referred to as the '87 Manual. A 
meander survey of the property was performed, with the purpose of identifying any areas that had the 
potential to meet the three necessary criteria of wetlands. Some constraint on the meander survey was a 
dense thicket of Rubus discolor (Himalayan Blackberry, FACU) that was present in the understory 
throughout the north portion of the site. Surveyors had cut a fairly extensive network of paths through 
this area, and our investigation was limited to areas visible from these paths. The vegetation and 
hydrology characteristics identified throughout the site beyond the stream corridor described in this 
report indicated that no other portion of the site had the potential to meet the three criteria of wetlands. 
The strongest evidence was the vegetation. Several sparse A/nus rubra (Red Alder, FAC) and Salix 
scoulerana (Scouler's Willow, FAC) were identified in non-dominant percentages on the slopes adjacent 
to the stream, but no trees, shrubs, or herbs identified on the site were wetter than FAC. The dominant 
trees throughout were typical of upland forests: Quercus garryana (Oregon White Oak, UPL), 
Pseudotsuga menziesii (Douglasfir, F ACU), and Acer macrophyllum (Bigleaf Maple, FACU). The dense 
thicket of Rubus discolor (Himalayan Blackberry, F ACU) among sparse non-hydrophytic trees was 
clearly a non-hydrophytic association. With no vegetation associations meeting the hydrophytic 
vegetation criteria (>50% of dominant species FAC or wetter), we concluded that no wetlands were 
present. No plots were warranted on the site beyond the stream corridor, being that the characteristics 
throughout were obviously non-wetland. 

As indicated in the report, the spring/stream system that was investigated is a jurisdictional waterway 
regulated by the US Army Corps of Engineers, the Oregon Division of State Lands, and the City of 
Oregon City. 
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(2) General vegetation association 
changes shown on this figure located by 
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Photo 2 
A typical view of the fairly 
mature native forest associa
tion on the slopes in the 
vegetated corridor. This 
photo was taken in the area 
south of the stream. 

Photo 1 
A typical view of the marginal 
stream character onsite. Near 
the machete the stream is 
narrow and indistinct, then 
further down it becomes more 
defined. Leaves and debris, 
along with overhanging vegeta
tion obscured the location of 
the incised channel in many 
areas. Once surface flows 
starts during the rainy season, 
we expect the stream channel 
will be much more evident. 

Photo3 
Another typical view of the 
forested association in the 
vegetated corridor. 

II 



Photo 4 
A typical view of the north 
portion of the site that appeared 
to have been logged in the 
recent past. Sparse trees were 
present throughout, but the 
vegetation community was 
characterized by the dense 
thicket of Rubus discolor 
(Himalayan Blackberry). 
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January 17, 2003 Pinn~de,.OZ-09-bs 

Pinnacle Engineering 
l n57 Kelok Road 
Lake Oswego, OR 97034 
jamesstormo@attbi.com 

Attention: Jim Stormo 

GEOTECHNICAL ENGINEERING SERVICES 
Tracey Heights Subdivision - Lots 1-4 Slope Stability 

I 

I 

As authori:z:ed, we appreciate the opportunity to present this letter documenting the condition of thJ 
slopes and subsequent stability along the back of Lots I through 4 where lots e>a:end into the propoded 
water resource buffer. The purpose of our additional work was to evaluate site topography and ! 
qualitatively evaluate slope stability in the aforementioned area. 

I 
Surface Conditions · I 
The site is. located south of Holcomb Boulevard between Wasco Acres and Holcomb Hill subdivisio~s in 
Oregon City, Oregon. Undeveloped property borders the site to the south. The site topography I 
generally slopes down to the west and towards the drainage that encompasses approximately 2.5 ac:.es 
in the southwest corner of the site. This is consistent with the topography of Lots I through 4 whic)i 
slope down to the northweS1: at between I OH: IV near the planned road and 4.5H: IV along .:he backiol 
the proposed lots. : 

I 
I 

We completed a reconnaissance of the area in queotion to observe site topography and surface feaoiires 
that may Indicate recent or historic ins-..ability of the slopes leading to the drainage (located at the I 
southwest corner gf the site). The •!;ea is covered with both evergreen and deciduous trees, grass.,tand 
brush. Several two-foot diameter and larger fir trees show no signs of overcorrected growrh. No, 
seeps or springs were observed during our explorations or our reconnaissance. There is no evldenre of 
recent Instability such as fresh soil scarps. ground cracks, ground surface off-sets, or soft, wet surlicial 
soil. I 

I 

I 
Subsurface Conditions i 
The site was explored on December 20, 2002 and documented In our geotechnical report dated 1 

December 27, 2002. Geology maps (DOGAMI Bulietrn 99) of :he area indicate the site is underlain iby 
Vl'eathered Boring Lava (V\'BL) over the Troutdale Forrnation (TFl. The WBL consrso;s of silt and day 
with occasional basalt cobbles and bould~rs and generally becomes less weathered at depth_ The I 
se.diment:a.ry TF in this area ceins.is:s predominan":lv of fine si!: and clav wi!h lenses conta1nine- sand a~. d 

I I ;> 

g:--av~L ! 

CONCLUSfONS AND RECOMMENDATfO~S 
E:.ased on our observations and evaluation, the siopes aiong th~ back of Lor.; I through .; a~ ;;-..ab-le and 
exhibit no signs of instability. Provided the recommendations presented in our geotec;hnical repoM:jare 
followed, reducing the setback from the buffer for construction on the proposed lots will not increase 
the risk al insrability of these slopes. [ . 

I 
< > i 
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I 
January 17, 2003 Pinnacle-<l2-l,)9-cms 

I 
I 

We appreciate the opportUnity to work With you on this project and look forward to our continued 
involvement. If you have any ~uestions, please do not hesitate to call. 

Sincerely, 

?--.J& 
Ryan White, PE 
Project Engineer 

~ 
Don Rondema, MS, PE 
Principal 

Email Only 

B 13 7"' Srree~ Suite 202, Oregon City, OR 97045 
212 

Expires 12131/&f f 

ph 503.657.3487 

I 
I 
I 
I 
I 

I 
I 

fax 503.722.9946 
' ' I 
I 

i 
s 1 ~ n £:00l-0l -rn'lr 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-HOUSE DISTRIBUTION 
i>I/ BUILDING OFFICIAL 
i;i,/ENGINEERING MANAGERR!S 

/ 
01/ fIRE CHIEF 
o/ PUBLIC WORKS- OPERATIONS 
a/CITY ENGINEER/PUBLIC WORKS DIRECTOR!:!'' 
o ,TECHNICAL SERVICES (GIS) 
c;i/ PARKS MANAGER 
D /ADDRESSING 
8/ POLICE 
TRAFFIC ENGINEER 
o Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 
PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MATL-OUT DISTRIBUTION 
w/c;:;.icc 
a/NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
a/N.A. LAND USE CHAIR 
i:;i/ CLACKAMAS COUNTY - Joe Merek 
i:;i/ CLACKAMAS COUNTY - Bill SpearsR/s 
o ODOT - Sonya Kazen 
a ODOT - Gary Hunt 
o SCHOOL DIST 62 
o TRI-MET 
o METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
o DLCD 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type III) 
HEARING BODY: Staff Review: PC: _x_ CC: 

WR 02-18: PC Hearing 4/14/03 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Water Resonrce determination and vegetated corridor width 
reduction in accordance with Section 17.49.050.I.1 of the 
OCMC. (Related files include PZ 03-01, ZC 02-04, TP 02-07 
and VR 02-15) 
Map# 2S-2E-28AD,T1>x Lot 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Deparunent. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please rerurn the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

Tk proposal would not conflict our 
int~rests if Iii-: changes noL:::C b::_-J._1\\ 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The follovving iten1:,- art' n1issing and are 
nee,,i~d fu:" reYiev.:: 

Signed -~o3..aAA~~\IJ_, ~-'-'---"'+· ~>-"--__ 3_•f<g_-_03 __ ~--
Title I a;-.,. . Pl?Ai.ill.w~ vse Co1.t.1WAiTC-ee 

I 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATEF 

Exhibit 5G. 
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This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict \Vith our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stared below. 

The follo\ving. ite1ns are n1issing and are 
needed for review: 

Signed~~ 
Title =6 ~ 
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This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
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WR02-18, Tracy Heights Subdivision 2S-2E-28AD, TL4200&4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 1 
Jay E. Toll. Senior Engineer March 26. 2003 

ANALYSIS AND FINDINGS 

The applicant has proposed to amend the comprehensive plan from LRIMH to LR, and change the 
zone from R-6/MH to R-6 for the property located on the south side of Holcomb Boulevard 
approximately 180 feet east of Oak Tree Terrace. Applicant is proposing to develop a 29-lot 
subdivision on the site. 

Staff recommends approval of the proposed subdivision provided the following recommendations and 
conditions of approval are followed: 

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES. 

The site is located in the Livesay Drainage Basin as designated in the City's Drainage Master Plan. 
Drainage impacts from this site are significant. The site drains to a tributary of Livesay Creek. 
Livesay Creek drains to Abernethy Creek, which is an anadromous salmon-bearing stream. Erosion 
and water quality controls are critical for the development of this site. 

The southern half of the site is located within the Water Quality Resource Area Overlay District. 
Under the requirements of Chapter 17.49, the applicant must delineate the water feature boundaries 
and determine the required vegetated corridor width between the water features boundaries and the 
proposed development. The vegetated corridor area is to remain undisturbed. 

The applicant provided a copy of a Water Resources Report prepared by Richard Bublitz of 
Environmental Technology Consultants, and dated October 16, 2002. According to the report, the 
water resource crossing the site is an intermittent stream. Applicant has proposed providing 50-foot 
to 200-foot wide vegetated buffer areas along the intermittent stream depending on the steepness of 
the adjacent slopes. The vegetated corridor areas are to be improved by removing non-native species, 
and replanting with non-nuisance plants from the Oregon City native plant list. 

Applicant has proposed draining the developed part of the site into a detention/water quality pond 
system. The detention system is located at the northeastern end of the intermittent stream. The 
detention system is proposed to discharge through a level spreader to the intermittent stream. 
Mitigation measures for impacts caused by the development of the site were not addressed in the 
report. Applicant has proposed reductions in vegetated corridor width at lots 2, 3, and 4, and 
construction of storm facilities in the buffer area. The Water Resources Report will have to be 
revised to show impacts to buffer area and mitigation for the impacts. 

D:\wp\ Wr02-l 8.doc 
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WR02-18, Tracy Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 2 
Jay E. Toll. Senior Engineer March 26, 2003 

Applicant has proposed a storm sewer system that appears to meet City code with a few 
modifications. 

Conditions: 

J. Developer shall revise Water Resources Report to address impacts from, and mitigation for 
the proposed development in the vegetated corridor. Report shall be submitted to the City for 
review and approval. 

D:lwp\Wr02-l 8.doc 
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CITY OF OREGON CITY 
PLANNING COMMISSION MINUTES 

April 14, 2003 

COMMISSIONERS PRESENT 
Chairperson Linda Carter 
Con1111issioner Renate Mengelberg 
Commissioner Lynda Orzen 
Corm11issioner Tim Powell 

COMMISSIONERS ABSENT 
Conunissioner Dan Lajoie 

1. CALL TO ORDER 

STAFF PRESENT 
Dan Drentlaw, Planning Director 
Tony Konkol, Associate Planner 
Pat Jolmson, Recording Secretary 

Chair Carter called the meeting to order at 7:03 p.m. 

2. PUBLIC COMMENT ON ITEMS NOT LISTED ON AGENDA 
None. 

3. APROV AL OF MINUTES 
None. 

4. HEARINGS: 

Chair Carter explained that all of the hearings on the agenda were quas~judicial in nature and that all three 
requests were by the same applicant, Tom Skaar/Pacific Western Homes. They consisted ofa request for an 
a1nendment to the Comprehensive Plan, a zone change request, and a water resource hearing. 

PZ 03--01 (Quasi-Judicial Amendment to the Comprehensive Plan Hearing), Tom Skaar/Pacific 
Western Homes, Inc.,; Request for an amendment to the Comprehensive Plan for 9.23 acres from Low 
Den;ity Residential/Manufactured Housing to Low Densitv Residential for the properties identified as 
Map 2S-2E-28AD, Tax Lots 4200 and 4300. 

ZC 02--04 (Quasi-Judicial Zone Change Hearing), Tom Skaar/Pacific Western Homes, Inc.; Request 
for a Zone Change of9.23 acres zoned R-6 Single-Family/Manufactured Housing District to R-6 
Single-Family Dwelling District for the properties identified as Map 2S-2E-28AD, Tax Lots 4200 and 
4300. 

Chair Carteropened the public hearing at 7:05 p.m. for the Comp Plan amendment and the zone change 
requests to be presented simultaneously, and gave the parameters and procedures for these hearings. She 
asked if any conunissioners had had any ex parte contacts, had visited the site, or had any bias relating to 
these applications. She noted that she had attempted to visit the site but couldn't see much. There were no 
challenges against the Planning Conunission or any individual n1embers to hear these applications. 

Tony Konkol gave the staff report, identifying the applicant and the site addresses and explaining that one 
request was for a Comprehensive Plan change from LR/MH - Low Density Residential/Manufactured 
Housing to LR - Low Density Residential, as well as a zone change from R-6 MH - Manufactured Housing 
Single-Family to R-6- Single Family. These are Type IV land use applications, of which a denial can be 
presented by the Planning Conunission (PC) or a recommendation for approval can be submitted to the City 
Co1nn1ission, for which a hearing has been noticed. 
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In addition, there was a concurrent application on the agenda for a water resource review for the subject site 
as well as a subdivision application for a 29-lot R-6 subdivision on this site and a variance to the lot width of 
one of the proposed lots. The subdivision and variance are Type II administrative decisions, and the water 
resource is a Type III. 

(Full copies of the applications, staff report, and related documents are available for review in the public 
record.) 

Chair Carter asked why this particular variance is Type II and is handled at staff level rather than coming to 
the PC for a lot variance. Konkol said under 17.60 (the Variance Code), there are five situations in which an 
administrative variance can be done at the staff level Type II. One is a lot width reduction of less than 5%, 
as in this case. 

Konkol said the site is located just south of Holcomb Boulevard and east of Oak Tree Terrace. Directly east 
oftl1e parcel is the Wasko Acres subdivision, which is currently being developed and is zoned R-6 MH. To 
the west are six parcels with a Comp Plan designation of Low Density Residential that are zoned R-10, 
Single-family. Directly south of the site are two parcels outside of the city limits that are Low Density 
Residential in the Comp Plan and are still mder the county designation of FU - I 0. Directly nortl1 of the site 
is Holcomb Boulevard and north of fuat is a parcel also outside of fue city limits with Low Density 
Residential and an FU-I 0 zoning designation in Clackamas County. 

Proper notice of tllis hearing was done with letters to property owners within 300 feet of fue property site, 
notice at the property site, notice in the paper, and the staff report being made available seven days prior to 
this hearing. Comments were received from fue Park Place Neighborhood Association and fue Oregon City 
Director of Public Safety, botl1 of which indicated that fue zone change and the Comp Plan amendment do 
not conflict with any of their interests. Comments were also received from Oregon City Public Works, the 
Oregon City Engineer, and David Evans & Associates, which does the contract work for the City for traffic. 
Those comments have been incorporated into the staff report. 

The applicant is proposing to change the Comp Plan from Low Density Residential/Manufactured Housing 
to Low Density Residential R-6. TI1ere is only one zoning designation with the R6 MH, which allows 6.4 
dwelling units per acre. The applicant has requested to change the Comp Plan to Low Density Residential 
and a zoning designation under tllat of R-6, which allows up to 7.3 dwelling units per acres. So this is an 
increase of .9 dwelling units per acre, or roughly 8 homes over the 9.23 acres. 

When looking at a public need for fue zone change and amendment, this would allow for a variety of housing 
units at a different range of prices than what currently exists in Park Place. It is currently Low Density 
Residential and is predominantly R-10 in this area of Park Place. This would allow a different size of 
housing units in this area of Park Place. Further, it was determined by the traffic engineer that this increase 
of eight houses was not significant enough to warrant a new traffic study for this site under the worst-case 
scenario. 

Konkol said the Low Density Residential/Manufactured Housing Comp Plan designation and fue zoning 
designation came about approximately 10 or 11 years ago when manufactured housing was designated by the 
State as an affordable housing type. Most jurisdictions allowed manufactured housing in all their residential 
dwelling zones. Oregon City decided to create their own zone and allow them only in certain areas. After 
going through the process of identifying properties and giving them the Comp Plan designation and the 
zoning designation, State law changed. Now we allow manufactured homes in almost every residential 
dwelling area in the city except in the Canemah and McLaughlin neighborhoods. 



CITY OF OREGON CITY PLANNING COMMISSION 
Minutes of April 14, 2003 
Page 3 

Therefore, the idea behind the manufactured housing overlay and the Comp Plan and zoning designation has 
become outdated and just has not been updated yet. This zoning designation of Manufactured Housing does 
not require only manufactured housing. Stick-built, detached housing is allowed in this zone under the 
Comp Plan and this zoning designation. 

The applicant is asking for this change because of the 20-foot height limitation that is placed on the R-6 MH 
zone that restricts the height of the building, which restricts the type of housing that can be placed therein. 

Regarding adverse affects associated with these proposed changes, Konkol noted the following: 

• Community facilities (sewer and water) are stubbed to the property and can be extended through the site. 

• A natural water resource has been identified on the property. By implementing the Water Resource 
Code, we are implementing the goals and policies of the Comp Plan for the protection of these water 
resources. 

• All adjacent properties are zoned Low Density Residential in the Comp Plan, which allows for R-6, R-8, 
and R-10. Wasko Acres directly to the east is zoned R-6 MH, which allows 6,800 square foot lots. The 
applicant is requesting R-6, which allows 6,000 square foot lots, so it would be compatible. 

• Regarding the transportation system and impacts, with or without this development the intersections at 
Holcomb and 213 and at Holcomb, Redland, and Abernethy will be failing by the year 2008 with the 
projections used for their calculations. However, as stated earlier, the eight additional houses do not 
warrant a new traffic study for this site. Any Conditions of Approval (COA''S) that would be associated 
with the proposed development of the site would be implemented at the subdivision level and staff has 
indicated that a non-remonstrance agreement with the City might be applicable in this situation. The 
traffic study done by David Evans and Associates for the proposed subdivision did not find that the 
amount of development proposed on this site warrants off-site mitigation (intersection improvements) at 
this time. There would be half-street improvements associated with this development along Holcomb 
Boulevard, and all the interior streets would be designed to City standards. Holcomb Boulevard would 
be designed with a typical half-street improvement, including pavement, curb, gutter, street trees, and 
sidewalk. 

• Regarding housing, Konkol reiterated that this would allow a variety of housing in Park Place to allow a 
combination of R-6, R-6 MH, and R-10 types of housing and a variety of prices and ranges. 

• Regarding natural resources, the site is not on any natural resource areas identified on the Comp Plan but 
it is in the Water Resource Overlay District, for which a water resource review is applicable. The 
property is also in a wet soils and high water table which, through a geo-tech investigation at the 
subdivision design level, would be addressed for appropriate remedies and actions to be taken for 
development on a high water table. 

• There is bus service close to the site, although it stops at the Clackamas County Housing Authority to the 
west of the site along Holcomb and does not go all the way down to the site. 

• The Parks Master Plan does not call for any more pocket parks due to maintenance and upkeep costs, but 
it does identify a goal of protecting stream corridors, etc., which could be done through the water 
resource review and the protection that would implemented through that as the site is developed. 

Jn conclusion, Konkol said staff is proposing a change from R-6 MH to R-6. He reiterated that, ifthe site 
were completely developed at its maximum, in would inchde eight additional housing units. He also said 
the main reason for this is to remove the 20-foot maximum building height to allow traditional stick-built 
houses to be built on the property. Therefore, staff recommends that the Comprehensive Plan designation 
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change from LR MH to LR and the zone change from R-6 MH to R-6 be reconunended for approval to the 
City Commission without any conditions. 

Mengelberg asked ifthe slope issues on the site are what are causing the developer to want the height 
restrictions removed or if parts of the site are impaired because of the stream setbacks and the slope issues, 
so that they need to maximize density by going upward. 

Konkol said he didn't think that was the issue, but he would defer that question to the applicant. 

Mengel berg asked if the manufactured housing development within the City is meeting the State 
requirements. 

Konkol said he didn't know regarding affordable housing, but he knows it is allowed in every zone. Also 
included in the Comp Plan is the idea that protection of our existing housing stock allows for a great way to 
provide affordable housing because it is cheaper to move into an existing house than to build a new one. 

When Mengel berg asked if there is any State requirement that we have a certain percentage of manufactured 
housing or if we just need to provide the opportunity, Konkol said it is the latter. 

Powell asked if Holcomb is still a county road, and what the current condition is in that area. Specifically, he 
wanted to know if a half-street improvement on one side would be a major problem on the other side (not 
that he was expecting anyone to improve both sides, he said). 

Konkol said he didn't think it would make things any worse. He said we would get a halt~street plus 10 feet 
on the other side of the center-line ifthe road is in bad shape. So, for the frontage of this property, brand 
new road would be built where applicable if deemed necessary by the City Engineers at the time the sewer 
cut in the street was created, or appropriate in1prove1nents would be determined. 

When Powell asked if the County is planning any maintenance on that road at this point, Konkol said no. 

Mengel berg asked if the County considers it a local street, and Konkol said it is a minor arterial. 

Chair Carter asked if would be reasonable to assume that it would match up with Wasko Acres and be 
unifom1 throughout that section, and Drentlaw said yes, noting that it would be built to City standards. 

Powell said he was really trying to look long-term to avoid a similar situation to that in South End, where 
half-street improvements were made and then very shortly thereafter the County dug it up to do their work, 
after which the half-street improvements on the other side were never finished. 

Drentlaw said we're just trying to get what we can as development occurs, and Chair Carter said this is an 
ongoing problem until the rules are changed because improvements are currently done increment by 
incre1nent, which is obviously not the 1nost desirable. 

Applicant Tom Skaar, Pacific Western Homes, Inc., 5530 NE 122"d Avenue, Suite A, Portland, Oregon, said 
the height limitation is one issue. The other major issue is the lot dimension requirements that are part of R-
6/MH because they were designed to ensure that manufactured homes were placed on lots with the long 
access parallel to the street. Therefore, there are minimum lot width standards in that designation that don't 
work very well in tenns of higher density single-tinnily ( 6,000-foot lots). It is very hard to develop any 
density in terms of developing a 6,800 square foot lot subdivision with 80-foot wide lots. 
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In addition, this site is severely constrained by the water resource property that is part of it. As a result, they 
will only get to develop about 60% of the total land area. Therefore, to get the kind of density that makes 
this kind of subdivision economically feasible, they need to get away from the 80-foot wide lots and get to an 
R -6 designation instead. 

Mengelberg referred to staff's comments about a variety of housing types and asked if those would 
primarily be single -family houses with different sizes and different price points, or if there would also condos 
and townhouses. 

Skaar said it is their expectation that these would all be single-family detached dwellings, not condos and 
townhouses, with price ranges likely between $190,000 and $260,000 and square footages from 1,600 square 
feet up to perhaps 2,400 square feet. 

Chair Carterasked ifthere would be a variety of lot sizes or ifthere might be $260,000 homes on 6,000 
square feet. 

Skaar said mostly the latter, although there are a few larger lots. He said today's market is such that the 
home-buying public has gotten used to 6,000 square foot lots, and in some cases even smaller than that. For 
instance, he said in some cases in Portland they are building $250,000 houses on 4,000-foot lots and not 
meeting any market resistance to speak of because that is all that is available. 

Chair Carter said the PC has talked in the past about trying to preserve the rural feeling, and she had 
overlooked a couple of questions of staff. She then asked staff if Wasko Acres was R-10 at the time of the 
original application. 

Konkol said no. He said they have a Comp Plan ofLR/MH as well as a zoning designation ofR-6 MH. 

Chair Carter asked how they could be building two-story houses if they are zoned MH, assuming that the 
height restriction is one-story. 

Konkol said the height restriction is 20 feet, which is measured hal!Way between the peak of the roof and the 
eve of the roof. He said he hasn't done a plan check on the housing type at Wasko Acres but he could look 
into that, although he would think they are meeting Code. 

Chair Carter asked the applicant what they are building that would be more than two stories or 20 feet high. 

Skaar said they are not building anything to be more than two stories, and he reiterated that the issue for the 
applicant is not so much height as the lot dimension requirements. 

Mengelberg asked how people would primarily access Holcomb, specifically, would they be using the 
public alley that is drawn between lots 18 and 19 or would they be coming up Smithfield Drive? 

Skaar said they would be coming through Wasko Acres and up Smithfield Drive. The alley, in fact, 
provides no access other than emergency services access. 

Orzenasked if the alley is large enough for fire/emergency vehicles to access, and Skaar said according to 
the Fire Department, yes. It is meant just a secondary straight-through access in the unlikely event that 
Smithfield Drive was blocked off by a catastrophe and there was no other access available to that portion of 
the subdivision. 
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Chair Carternoted that ifit is there, the people will use it, but Skaar said it would be gated off with some 
sort of a barrier. 

When Powell asked if the other public alley is for access to lot 20 and the existing house, Skaar said it is for 
access to the existing house and/or its garage and for access to lots 20 and 21. 

Chair Carter asked what the proposal is for the small piece ofland between lots 20 and 21, and Skaar said 
that is a proposed 10-foot private sanitary sewer easement. 

Drentlaw clarified that the Plarming staff has not yet reviewed the subdivision plan and that much of this 
discussion was getting into subdivision plan questions, but this hearing is only for zoning. Chair Carter 
said okay, but it helps to understand the reasons behind the request. 

In conclusion, Skaar said the applicant was in agreement with staffs conclusion and respectfully requested 
recommendation for approval by the Planning Commission to the City Commission. 

Chair Carter said she was a little confused because Manufactured Housing lots are 6,800 square feet but she 
thought R-6 lots for single-family dwelling units, which are 6,000 square feet, would be larger. 

Konkol said the MH lots are actually bigger basically because they are wider. 

Skaar noted that there has been talk of getting rid of the MH designation citywide for many years and he 
thinks it is in process to occur sometime soon. 

Moving to public testimony, Mark Wetze~ 16200 S. Oaktree Terrace, said his property backs up directly to 
the one-acre site at the proposed development. He said he and his neighbors are already having a problem 
with the positive rise that happens just east of Oaktree Terrace because it is kind of a blind rise. In particular, 
they are concerned about busses, traffic, etc., and he noted that this was addressed once before during the 
development of property at the end of the street. 

Drentlaw said a condition was placed on that developer to bring that hill down to meet City site distance 
requirements between Oaktree and Holcomb. 

Wetzel said that adding more traffic makes it more of an issue because it is a country road with no speed 
limit signs and people travel it pretty fast until they go around the comer at Oak Bend. He said the residents 
are particularly concerned about children waiting for the bus in the morning. 

Wetzel said another issue is the water drainage. He said a water reservoir is being built uphill from them 
because many of the current residents are still on wells. The concern is that a lot of the water that currently 
goes directly into the forest might be diverted, and he asked if any research was done about the possibility of 
their wells going dry. 

Chair Carter said that question would probably be more appropriate for the water resource portion of this 
application. 

Wetzel referred to the conunent that there were no plans for a park, but he said some children currently play 
in that area. The concern is that there are no parks designated for the area but he conceded that if there is 
a corridor for the water area, that would probably provide enough space for kids to play. 
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Finally, he said the area currently is forested and has a good rural feel to it. He said they are concerned about 
having such density from the development backing right up to their lots and he said it would be nice to keep 
some of the full-grown maples and oaks that are there today. 

Chair Carter said these are some good points that the PC has discussed in the past, but the PC must always 
come back to the constraints they must work within. She said everyone would like a perfect world, but 
piece-meal development never results in the highest desirable use. In fact, our laws give the property owner 
the right to do what they want with their property and often people work alone rather than creating a plan 
with neighbors that might make a better overall situation. 

She agreed that the road issue is a really big issue, but the County owns the road. She said it is her 
understanding that the City would take the road from the city down except that the County would have to 
give maintenance money to bring the road up to City standards, whi:h the County doesn't have the money 
for, nor does the City have the money to make the improvements on the road. She suggested that the Park 
Place Neighborhood Association might want to get together and come up with some kind of a plan to tax the 
people who are using the road to accomplish the needed improvements. 

Chair Carter asked staff if this particular development would have to be accountable in any manner towards 
the burden that was put on the last applicant to smooth out that hump. 

Konkol said the hump is in front of the applicant's property and any conditions of approval would be 
detennined at the subdivision review. 

Drentlaw said they will also be looking at participation of other subdivisions as they come in. 

There was no applicant rebuttal. 

The public hearing was closed at 7:45 p.m. 

In deliberations, Orzen complimented staff on the preparation of the packets, particularly noting the 
organization and conciseness of infonnation. She said it appears to be an easy zone change request and 
although there are some concerns about the development of large parcels, there is no easy fix. Therefore, she 
was in favor of these requests. 

Powell said he had seen and heard the comment on the traffic study, but he was interested about the traffic 
through the neighborhood. He said they just had a cul-de-sac issue on South End and, even though they 
weren't talking about design at this point, he said it was hard to make a decision when there was no 
infonnation about the traffic study itself (for the whole area, not just this subdivision), even though he 
understands that eight additional houses is not a major addition. 

Konkol said the traffic study was provided by the applicant and reviewed by our Traffic Engineer. There 
was adequate sight distance from the entryway in and out of Wasko Acres onto Holcomb. He said he could 
find the trips per day that would be generated ifthat would help, but he didn't believe that it warranted a 
right-tum lane into the subdivision, and the subdivision did not warrant off-site impacts other than its 
frontage. 

Powell said he understood that Park Place didn't have an issue with this, but he didn't want someone 
complaining later about the increased traffic causing problems. 

Konkol then read from the traffic report that "The subdivision will generate 21 a.m. peak hour trips and 30 
p.m. peak hour trips based on single-family detached housing ... Site distance of 500 feet to the west and 
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east. .. both distances exceeding City standards .... " He noted that only stop signs at Holcomb were required. 
He said he could see that eventually there would be a connection from the Wasko Acres subdivision through 
this subdivision, most likely, connecting to the Oaktree Terrace. At that point, he said further study would 
need to be done for the tum out of Oaktree. 

Powell said he understands that the affordable housing requirement needs to be met, but he thinks that can be 
done without the MH designation, so he would vote to get rid of it. 

Powell said again that he understood that Park Place had looked through this application and had no issues, 
but he asked if Konkol could present such infonnation in the future. 

Mengelberg agreed that the application seems reasonable. The site size isn't significantly smaller or bigger 
than the surrounding uses. She said, though, that she is sensitive to the neighbors' concerns and encouraged 
staff to look at these at the Site Plan and Design Review stage, particularly considering the comments about 
preserving larger trees for slope stabilization and stonnwater drainage. She encouraged them to look at ways 
to make the open space accessible for the neighborhood since parks will not be provided. She also suggested 
they look at the well impacts of the development. With that said, she said she was comfortable with the 
applications. 

Orzen moved to forward the proposed Comprehensive Plan amendment, PZ-03-01 and the zone change 
request, ZC-02-04, with a recommendation of approval to the City Commission for a public hearing on a date 
certain of May 1", 2003. Mengelberg seconded the motion, and it passed unanimously. 

WR 02-18 (Quasi-Judicial Zone Change Hearing), Tom Skaar/Pacific Western Homes, Inc.; Request 
for a Water Resource determination and reduction of the vegetated corridor in accordance with 
Section 17.49.050.I of the Oregon City Municipal Code for the property identified as Map 2S-2E-
28AD, Tax Lot 4300. 

Konkol gave the staff report, saying that the applicant is requesting a water resource determination and 
reduction ofa vegetated corridor. He said this is a Type III land use decision, of which the Planning 
Commission's decision is the final decision unless it is appealed to the City Commission within 10 days. 

(Full copies of the applications, staff report, and related documents are available for review in the public 
record. Drentlaw noted that water resource requests are normally seen by staff but since the applicant is 
asking for a reduction, it was being brought to the PC.) 

Konkol said the subject site is located south of Holcomb Boulevard but does not have a site address. 
However, it is identified as Clackamas Map 2-2E-28AD, Tax Lot 4300. It is approximately 8.81 acres, and 
the applicant has requested a vegetated corridor width reduction due to slopes in excess of 25% on the 
property. The site is located in the Clackamas Heights area at an elevation of approximately 410 feet. The 
site slopes are generally east to west at approximately 5-10%. A small waterway in the southern portion of 
the site has cut a fairly deep ravine with adjacent slopes typically at 25-30%. 

The neighboring parcels, as described in the earlier hearing this evening, are all zoned Low Density 
Residential except for Wasko Acres to the east, which is Low Density Residential/Manufactured Housing. 

The applicant provided the City with a water resource report which was prepared by Richard Bublitz of 
Envirom11ental Technologies and dated Oct. 16, 2002 (Exhibit 2 in the staff report). The findings of that 
report agreed that this is a jurisdictional waterway on the site. It is a first order stream that enters Abernethy 
Creek. Under the Oregon City Code for designating what type of features need to be protected, this has been 
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identified as a water resource crossing the site as an intermittent stream. It indicates that a majority of the 
surrounding slopes are greater than 25%. Therefore, the stream does not meet the classification of 
"inten11ittent stream with slopes less than 25% and with terrain less than 100 acres." Thus it falls into an "all 
other protected water features" category. The applicant has proposed a 50-foot to 200-foot wide vegetated 
buffer around the intermittent stream, depending on the steepness of the adjacent slopes. 

He said staff concurs with this finding of the water resource report. 

Konkol said the applicant has proposed a new stormwater pre-treatment facility within the water quality 
resource area. Their actual storm pond for their detention and water quality is outside of the vegetated 
corridor. However, they are running an outfall pipe down into the vegetated corridor, which is the impact for 
which the applicant needs to provide additional information to determine the impacts and alternatives 
analysis and potential negative impacts of that outfall being place inside the vegetated buffer. 

He said the outfall is a provisional use so it is allowed, but it needs to meet Section G and H of the Oregon 
City Municipal Code. The consultant who prepared the report said they were not sure at the time of the 
report if the vegetated corridor would be impacted and that if it was, additional information, specifically as 
noted in Conditions of Approval (COA's) 2-7, would need to be provided to the City. It appears that the 
outfall pipe extends about 25 feet, if not a little more, into the vegetated corridor. He said storrnwater 
facilities are not allowed to be more than 25 feet into the vegetated corridor, so a COA regarding this would 
be reviewed during the subdivision phase. 

Konkol said the applicant has provided a topographic map of the site showing the water quality resource 
delineation, existing natural features on the site, and nuisance species that are on the site. The corridor has 
been identified as a good existing corridor with 65% canopy, 50% shrub, and 80% groundcover. 

Konkol said the applicant has also requested a vegetated width reduction and he (Konkol) used an overhead 
to better show Exhibit 2, no. 3 of 5, which is the applicant's submittal to show the vegetated corridor. 

Konkol outlined where the vegetated corridor would extend to, noting that some of the slopes are in excess 
of 25%, which means that the 50-foot vegetated corridor distance starts where the 25% slope stops. In this 
case, the slope is in excess of 150 feet, or the maximum vegetated corridor that can be provided, which is 200 
feet. As the break in the 25-foot slope starts to occur, the distances are less than 200 feet. 

When Mengelberg asked if the 200 feet is along the land surface or as the crow flies, Drentlaw said it 
should be measured parallel-not counting the slope but straight up and across, or as the crow flies. 

Konkol then showed a visual of the actual reduction request, specifically showing how the slopes are in 
relation to 25% and the widths from the stream in explaining that one of the CO A's addresses tl1e issue that 
where the applicant is requesting the vegetative corridor with reduction does not reconcile with the existing 
slopes. Therefore, he entered into the record Exhibit A, which was his working document to show the stream 
coming in and the approximate location of where the break in the 25% slope is 150 feet or less from the 
stream. He said everything in one area is in excess of 150 feet, thus the exe1nption to reduce it is not 
applicable. He explained that it appears to be about 45 feet along the back side of lot 2. 

Mengelberg asked if there are ways to put slope easements or restrictions on development of the lot so that 
the habitat and riparian areas are protected from development while still being part of the lot or if the 
encroachi11ent on lot 2 is so 111uch that it 1nakes it unbuildable. 

Konkol said he doesn't think it makes it unbuildable. He said they do lot averaging for lot depth, so he 
doesn't see that as an issue. He also said we do not have water resource conservation easements as an option 
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in the Development Code. He explained that this would be put into Tract A, which would be written out of 
the property description. It would not be part of the property and would not count toward the square footage 
of the property. 

When Chair Carter asked how steep the dropoff is at the edge of lots 2, 3, and 4, Konkol said it is less than 
25%, and Drentlaw said it is a little less than 4: 1, with 1 being vertical and 4 horizontal. Konkol said there 
are development standards relating to steep slopes in excess of 35%, and this is not tl1at steep. 

Konkol said there is only one criterion applicable to this request for a vegetative reduction, which is that a 
geo-teclmical report is perfonned that says the slope is stable, and he sai:I that has been provided. There is a 
COA that requires the applicant to follow the recommendation of the geo-teclmical report. 

Mengelberg asked if the property owners would be prohibited from clearing that area, noting that it seems 
like a person would want to leave the vegetation in place to maintain stability. 

Konkol said once it is put in the tract, it will be maintained as it is, so tl1ere will be no clearing. He clarified 
that this only applies to tl1e small section where the reduction will not \::e applicable. The rest of the land 
along lots 2, 3, and 4 will be taken out of the vegetative corridor, after which property owners could choose 
to re1nove trees. 

He said this is necessary because our Code requires all lots to be I 00 feet, and this is allowed as an option in 
our Code. 

Drentlaw noted that in the one identified area it would go from what would nonnally be about 200 feet down 
to about 175 feet to the streanl. 

Chair Carter asked why they would not simply get a variance to the lot size rart1er than doing this. 

Drentlaw said it would be hard for them to meet the variance criteria in a case like this, and he reiterated tlmt 
the Water Resource Code clearly specifies this as an option. 

Konkol added that our nonnal vegetative corridor is about 50 feet, whereas this is in excess of 150 feet, and 
he said that was allowed to give come flexibility in cases such as this where there is such an expanse between 
the development and the water resource. 

Chair Carter clarified for the applicant that the PC often asks lots of questions in order to get the cumulative 
effect, which is never an actual consideration because we are only allowed to work with the current 
application. It is more an attempt to try and avoid a down-the-slope disaster such as drying up the wells, as 
was 111entioned as being a concern by some of the neighbors. 

Powell asked staff what types of trees and plantings are in the area currently, and what is below those. 

Mengelberg referred to Figure 5 of 5 which shows that there are maple, oak, hazelnut, and perhaps Douglas 
fir trees, and Orzen said the undergrowth is mostly native shntbs. Konkol concurred, saying there are a few 
areas of nuisance, but for the most part it is in a very natural state with native vegetation predominatng. 

Powell at,>reed with Chair Carter that his concern is whether what is below will be sufficient to maintain and 
not have a problem with runoff. 
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Konkol said their consultant categorized this as good existing conidor and that with 50% shrubs and 80% 
groundcover, it would be sufficient. 

Mengelberg asked staff what would be the ultimate fate of Tract A. Would it be owned by the City or by the 
developer and left open, never to be developed? 

Konkol said the applicant has multiple options. He said it will be put into a tract and a D restriction will be 
put on the deed protecting that area in perpetuity from development, as well as identifying it as a vegetative 
conidor on the plat map. It can be given to the City to maintain or the applicant can keep it. He noted that 
the applicant will also have to do mitigation associated with the outfall, which will also be noted on the plat 
to show where the mitigation is occuning and any areas that needed to be added if the areas that are impacted 
need to be replaced. 

Mengelberg said she asked this because situations like this can cause conflict amongst the residents 
surrounding the area as to its usage, so it seems better to sort it out ahead of time, to which Konkol reiterated 
that there is no parks n1aster plan nor is there a region- or city-wide trail system plan. 

Chair Carter asked ifthe lots slope toward the detention pond which would be collecting all the 
neighborhood runoff. 

Konkol explained that the detention pond would be higher up so tl1ey would probably over-detain above to 
account for the houses below. 

Chair Carter asked if the space around tl1e intermittent stream would be usable space or ifit would be 
dangerous for kids to have access to it. 

Konkol said the stream is very small. At rts inception, it bubbles up out of the ground and then disappears, 
and then re-emerges further down the hill, and probably only has about a 6 - 8 inch stream canal, which 
widens as it continues downstreain. 

When asked if this might be something the citizens might utilize, Konkol said nothing like that (a possible 
trail system) is proposed by the applicant or the City. lfthe City decided to put in trails, they would work 
something out with the applicant after the development is in, but right now it will be a natural preserve as is 
with any mitigation that might occur. 

Orzen asked ifthe detention area will work in with the stream. 

Konkol explained that the detention pond will be located outside the vegetation conidor. An outflow pipe 
will come cbwn to a T and spread laterally across the hillside via perforated piping. This will be stretched 
out over 20-25 feet. 

Orzen asked if there was any other way to dissipate the water other than with a pipe. 

Konkol said, per Design Code, there is landscaping associated with the wetland pond. It is limited to two 
sides having concrete, if necessary. He said there is no design on the stonn pond yet so he didn't know yet 
exactly how it would look. 

Orzen suggested considering something more natural, less pervious, and perhaps less costly. 

Konkol then read through the list of CO A's (see page 20). 
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Regarding a required analysis showing impacts on the water quality of affected water resources (COA 3 ), 
Mengel berg asked if that is where the City would iwestigate impacts on the neighboring wells. 

Konkol said this is looking at the actual water resource itself. He said he is not quite sure how to account for 
the wells, admitting that they were not aware the wells existed. He said that would probably need to be a 
separate COA since the wells are not located inside the water resource area. He said this is looking at 
changing flows entering that water resource area, and it seems like this is downstream of those wells. 

Chair Carter added that she wasn't sure they could put the onus on one particular developer when 
something like that is an impact of all development, not a single development. 

Chair Carter asked what an "alternative analysis" would refer to in COA 6, and Konkol said it relates to 
putting the outfall into the vegetative corridor. (Skaar said if they could avoid going into the area, they 
would do so.) 

Regarding the removal of non-native species and replanting with non-nuisance plants (COA 8), Chair 
Carter noted that planting needs to be done in the spring or the fall. Konkol said that timeline would be 
worked into the mitigation plan included in COA 7. 

Mengel berg asked if that would incorporate the idea of preserving as many trees as possible, and Konkol 
said that is the intenti:m. 

Regarding COA 10, which reads, "The applicant shall replace the area of encroachment of the storm pond 
outfall pipe .... ", Chair Carter asked what it would be replaced with. Konkol said ifthe storm pipe spreads 
out and there is 75 feet of impacted area, the applicant is required to replace 75 feet somewhere on the site. 
Therefore, it would be a "one for one" swap. 

In applicant rebuttal, Skaar, said he had a little concern about the conditions regarding lot 2 but he felt sure 
they could work those out. 

Mengelberg asked about the applicant's long-tenn plans for the open space. Skaar said the current plan is 
to give it to the City, and Konkol said such dedications are usually accepted. 

Orzen encouraged the applicant to save as many mature trees as possible, noting that they usually increase 
the value of the homes, they help increase the water quality with the protection of the tree canopy, and they 
can provide some screening. Skaar said he agreed on all counts. 

When Powell asked ifthe applicant's issue with lot 2 is how it will look, Skaar said the original proposal 
was to have a conservation easen1ent recorded on the effected area, which would have been their preference 
for this site as well. He said they have no problem with a prohibition against removing the vegetation in that 
area, but they wanted the area of the lot to be preserved so they could use it for the rear yard setback 
requirement as well as the required lot area of the minimum 6,000 square feet. This way they will need to 
build a fairly shallow house (in terms of depth) to stay out of the vegetated area. 

Chair Carter asked ifit would be up to the property owners to fence off the properties. Skaar said fences 
are often built for the containment of pets and children, but some people would not prefer to build fence. He 
affinned that the applicant will not build the fences. 

Powell said at so1ne other time the PC needs to discuss the use of conservation easements, and Chair Carter 
agreed. 



CITY OF OREGON CITY PLANNING COMMISSION 
Minutes of April 14, 2003 
Page 13 

When Orzenasked how the water is filtered, Skaar said it is filtered by the pond itself as the water settles in 
the pond. 

Kathy Hogan, 19721 S. Central Point Road, asked ifthere is any way to inforn1 the property owners of those 
lots that abut the strean1 not to dump their grass clippings and other debris into the water quality area. 

Orzen said one way to address such issues is through the neighborhood associations. 

Hogan said, by Skaar's admission, he will probably have to go into the water resource area to lay the pipe 
and she expressed the concern that he restores any disturbed area to its original state. 

Powell reminded her that Skaar said he wouldn't go into that area unless it was absolutely necessary. 

Regarding Hogan's concern about the dumping, Drentlaw said staff is currently considering the Water 
Resource section of Code as well as several others to include a provision for signs that delineate the buffer 
area. 

There was no applicant rebuttal. 

The public hearing was closed at 8:40 p.m. 

Orzenasked when findings of the NEMO project would come forward, which would address some of these 
issues. 

Konkol said they are still working through the Code recommendations that NEMO produced, but there is no 
scheduled date yet. 

Mcngelberg said she was encouraged by the applicant's will to preserve trees and look at alternative ways to 
deal with stom1 drainage, and his concurrence that the COA' s are generally acceptable with the exception of 
impacts on lot 2, which may be worked on in the Design Review phase. Therefore, she said she didn't see 
any problem with approving this request. 

Powell concurred, saying most of his issues had been covered. 

Orzen moved to approve WR-02-18 for the request for a water resource detem1ination and reduction of the 
vegetated corridor with Conditions of Approval as recommended by staff. Powell seconded the motion, and 
it passed unani1nously. 

5. NEW BUSINESS 

Drentlaw reminded the PC of the upcoming calendar, noting that the agenda for April 28'" is very full; the 
meeting on May 12'" will begin at 6:00 for WaJ.Mart and several other items on that agenda; there is a work 
session scheduled for May 14'" for discussion of the 1" Street Corridor plan and implementation; and the 
meeting for May 26'" is cancelled because it falls on Memorial Day. He noted, however, that they may need 
to schedule a special meeting later that week but that will be determined closer to the date. 

Drentlaw also said Powell had requested some PC training for quas~ judicial hearings. Powell said his 
initial request was for himself and Lajoie as new members, but it could be for everyone if they wished to 
participate. Mengelberg said it would be a good refresher for them all, and others concurred. Drentlaw said 
he would work toward such a session. 
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Konkol noted that PC agendas, draft minutes, approved minutes, and all staff reports are now on the Internet 
under "Plarming Department." Also, by the end of tl1is week, all new applications dated March I" or later 
(including an address or a tax lot description) and a link to the notice that is mailed to property owners within 
300 feet will be on the web site. 

Chair Carter said Mayor Norris called to ask for the date of the Wa>Mart hearing so she could armounce it 
and Chair Carter inadvertently told her it would be May 14'". She then confirmed that the Wa>Mart hearing 
will be on the regular meeting date of May 12'" at 6:00 p.m. 

Chair Carter asked again for an updated telephone list of the PC and City Commission members, which 
Konkol said he would get for her. 

When asked when the next joint session would be held, staff said no date has been set yet. 

Mengelberg asked when the minutes of the Wa>Mart hearings would be available so the commissioners can 
review them in preparation for the next hearing. Konkol said he is reviewing them and will try to distribute 
them in the next mailing. 

Powell asked what staffs plans are for bringing the Comp Plan forward. Drentlaw said he has been meeting 
with our consultant and they will be putting together an additional scope of work so we can continue the 
process. He said it was left off at the work session level-there were no public hearings, which will be the 
next step. He said there are still some edits to do, some mapping, a lot of noticing requirements, and 
continuing work on Code am,ndments. In conclusion, he said hopefully this can be accomplished in a month 
and a half or two months. 

Powell said he would like to look through those, citing a recent problem with a use in a zoned area in the 
McLoughlin area, and he is concerned that similar problems don't come about. He said he hopes the zoning 
can be changed along that corridor soon because there are a lot of empty buildings there and several citizens 
have asked him when this zoning will be changed. 

Drentlaw said adult businesses are very hard to regulate because of freedom of speech issues so we will 
need to get our attorney's involvement. 

Mengelberg asked if the process would be to do the Comp Plan and then to look at the zoning ordinance to 
make sure it is in concurrence with the newly adopted Comp Plan, particularly to make sure that if the new 
Comp Plan is taking a different direction, the zoning ordinance works with it. 

Drentlaw said staff is working on that now. He said he hopes we can get the Comp Plan and tl1e Comp Plan 
Map adopted with the designations. However, he doesn't see the City initiating rezonings any time soon 
because it is very time consuming and gets very political when the City starts proposing things for private 
property owners in terms of zone changes. But he said we do want to get our Code in con1pliance in tenns of 
being complin1entary to our new categories. 

6. ADJOURN 
With no other business at hand, the meeting was adjourned at 8:55 p.m. 

!?. ,, ~3 
Linda Carter, Plaru1ing Commission 
Chairperson 



CITY OF OREGON CITY 
PLANNING COMMISSION 
320 WARNER MILNE ROAD 

TFL (503) 657-0891 
OREGON CITY, OREGON 97045 
FAX (503) 657-7892 

AGENDA 
City Commission Chambers - City Hall 

April 14, 2003 at 7:00 P.M. 

The 2003 Planning Commission Agendas/Minutes, including Staff Reports and Minutes, 
are available on the Oregon City Web Page (www.orcity.org) under PLANNING. 

7:00 p.m. I. 

7:01 p.m. 2. 

7:02 p.m. 3. 

7:05 p.m. 4. 

8:45 p.m. 5. 

8:50 p.m. 6. 

PLANNING COMMISSION MEETING 

CALL TO ORDER 

PUBLIC COMMENT ON ITEMS NOT LISTED ON AGENDA 

APPROVAL OF MINUTES: None available 

HEARINGS: 

PZ 03-01 (Quasi-Judicial Amendment to the Comprehensive Plan Hearing), Tom 
Skaar/Pacific Western Homes, Inc.; Request for an amendment to the Comprehensive Plan for 
9.23 acres from Low Density Residential/Manufactured Housing to Low Density Residential for 
the properties identified as Map 2S-2E-28AD, Tax Lots 4200 and 4300. 

ZC 02-04 (Quasi-Judicial Zone Change Hearing), Tom Skaar/Pacific Western Homes, Inc.; 
Request for a Zone Change of 9.23 acres zoned R-6 Single-Family/Manufactured Housing 
District to R-6 Single-Family Dwelling District for the properties identified as Map 2S-2E-
28AD, Tax Lots 4200 and 4300. 

WR 02-18 (Quasi-Judicial Water Resource Hearing), Tom Skaar/Pacific Western Homes, Inc.; 
Request for a Water Resource determination and reduction of the vegetated corridor in 
accordance with Section 17.49.050.l of the Oregon City Municipal Code for the property 
identified as Map 2S-2E-28AD, Tax Lot 4300. 

NEW BUSINESS: 

ADJOURN 

NOTE: HEARING TIMES AS NOTED ABOVE ARE TENTATIVE. FOR SPECIAL ASSISTANCE DUE TO DISABILITY, PLEASE 
CALL CITY HALL. 657-0891, 48 HOURS PRIOR TO MEETING DATE. 

• 





CITY OF OREGON CITY 
Planning Commission 
320 WARNER MILNE ROAD OREGON CITY, OREGON 97045 
TEL (503) 657-0891 FAX (503) 722-3880 

APPLICATION TYPE: Quasi-Judicial/Type IV 

HEARING DATE: April 14, 2003 
7:00 p.m., City Hall 
320 Warner Milne Road 
Oregon City, OR 97045 

APPLICANT: Pacific Western Homes, Inc. 
Tom Skaar 
5530 NE 122"' Avenue, Ste. A 
Portland, Oregon 9723 0 

REPRESENTATIVE: Pinnacle Engineering 
James Stormo 
17757 Kelok Road 
Lake Oswego, Oregon 97034 

REQUEST: Comprehensive Plan Amendment from LR/MH: Low Density Residential 
/Manufactured Home to LR: Low Density Residential. 

LOCATION: 14812 South Holcomb Boulevard and identified as Clackamas Map 2-2E-
28AD, Tax Lot 4200 (Previously identified as Clackamas Map 2-2E-28A, 
Tax Lot 1900) and a second parcel with no site address and identified as 
Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as 
Clackamas Map 2-2E-28A, Tax Lot 1902). 

REVIEWER: Tony Konkol, Associate Planner 
Jay Toll, Senior Engineer 

RECOMMENDATION: Approval 

PROCESS: Type TV decisions include only quasi-judicial plan amendments and zone changes. These applications 
involve the greatest a1nount of discretion and evaluation of subjective approval standards and 1nust be heard by the city 
comn1ission for final action. The process fOr these land use decisions is controlled by ORS 197.763. At the evidentiary hearing 
held before the planning co1nn1ission, all issues are addressed. If the planning com1nission denies the application, any party with 
standing (i.e., anyone vvho appeared before the planning commission either in person or in writing) may appeal the planning 
comtnission denial to the city co1n1nission. If the planning co1nn1ission denies the application and no appeal has been received 
within ten days of the issuance of the final decision then the action of the planning commission becomes the final decision of the 
city. If the planning commission votes to approve the application, that decision is forwarded as a recommendation to the city 
commission for final consideration. In either case, any review by the city com1nission is on the record and only issues raised 
before the planning commission may be raised before the city commission. The city commission decision is the city's final 
decision and is appeal able to the land use board of appeals (LUBA) within twenty-one days of when it becomes final. 

' 



L BACKGROUND: 
The applicant is requesting a Comprehensive Plan Map amendment from LR/MH Low Density 
Residential/Manufactured Housing to LR Low Density Residential for two parcels of approximately 9.23-
acres identified as Clackamas County Tax Assessor Map 2S-2E-28AD tax lots 4200 and 4300 (Exhibit 1 ). 

The applicant has submitted concurrent applications on the subject site for the approval of a 29-lot 
subdivision (File TP 02-07), an Administrative Variance to the Lot Width of proposed lot 9 (File VR 02-
15), both of which are Type II Land Use Decisions, a Water Resource Determination (File WR 02-18), a 
Type III Land Use Decision, and a Zone Change (File ZC 02-04), a Type N Land Use Decision. The 
subject site is located on the south side of Holcomb Boulevard, west of the Wasko Acres subdivision and 
east of Oak Tree Terrace. The topography of the site slopes from a low point in the southwest comer of 
the site to a high point in the northeast corner of the site with an overall average slope of approximately 
10%. Existing vegetation consists primarily of mature trees scattered over the subject site. The northern 
half of the subject site contains an existing single.family detached dwelling and garage. 

The Comprehensive Plan designation for the two parcels 1s "LR/MH" Low Density 
Residential/Manufactured Home, which allows the existing zoning for the property, which is R-6/MH 
Single-Family Dwelling District/Manufactured Housing. 

IL BASIC FACTS: 
A. Location and Current Use 
The subject site, south of Holcomb Boulevard and east of Oak Tree Terrace, is located on two parcels 
designated LRIMH Low Density Residential/Manufactured Housing. One parcel is located al 14812 
South Holcomb Boulevard and identified as Clackamas Map 2-2E-28AD, Tax Lot 4200 (Previously 
identified as Clackamas Map 2-2E-28A, Tax Lot 1900). The second parcel, which does not have a site 
address, is identified as Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as Clackamas 
Map 2-2E-28A, Tax Lot 1902) (Exhibit 1). 14812 South Holcomb Boulevard is developed with a single
family residence and tax lot 4300 is vacant. 

B. Surrounding Laud Uses 
The development directly to the east is identified as the Wasko Acres subdivision and has a LR/MH Low 
Density/Manufactured Home Land Use and is zoned R-6/MH Single-Family Residential. 

South of the subject site are two parcels currently outside the Oregon City city limits. The County parcels 
are designated LR: Low Density Residential. 

Directly west of the subject site are six parcels with the LR: Low Density Residential Land Use and zoned 
R-10 Single-Family Residential. 

On the north side of Holcomb Boulevard is a property that is currently outside the Oregon City city limits. 
The County parcel is designated LR: Low Density Residential on the Oregon City Comprehensive Plan. 

C. Public Comment 
Notice of the public hearings for the proposed Amendment to the Comprehensive Plan was mailed to 
property owners within 300 feet of the subject site on February 18, 2003. The notice was advertised in the 
Clackamas Review on February 26, 2003 and the subject site was posted on February 21, 2003. The 
notice indicated that interested parties could testify at the public hearing or submit written comments prior 
to the hearing. 

Comments were received from the Park Place Neighborhood Association (Exhibit 2a) and the Oregon 
City Director of Public Safety (Exhibit 2b ), both of which indicated that the proposed Comprehensive 
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Plan Amendment does not conflict with their interests. Comments were received from the Oregon City 
Public Works Department (Exhibit 2c), Oregon City Engineering Department (Exhibit 2d), and David 
Evans and Associates (Exhibit 2e), which reviewed the Traffic Impact Study provided by the applicant. 
The comments have been incorporated into the staff report. 

IIL DECISION-MAKING CRITERIA: 
A. Oregon City Comprehensive Plan, Chapter 0, Plan Maintenance and Update 
The Plan change application shall include the following, to be provided by the applicant: 
(A) A description of the specific change proposed, including the legal property description; 

Finding: Submitted. The applicant provided a narrative describing the proposed change and a 
legal description of the property. 

(B) A statement of reasons for the proposed change; 

Finding: Snbmitted. The applicant has indicated that the primary reason for the Comprehensive 
Plan amendment is "to eliminate the Manufacture Home designation for the property." The applicant has 
offered a reason for the proposed change and therefore has met this requirement. 

(C) A factual statement of how the proposed change meets a con1munity need or Con1prehensive Plan policy; 

Finding: Snbmitted. The applicant states that the proposed change meets a community need by 
providing "single-family detached housing." The proposed change in land use meets the Housing Element 
of the Oregon City Comprehensive Plan that states: 

The city's intention is to provide for a variety of housing types at a range prices and 
rents, by encouraging the private sector to maintain an adequate supply of single and 
multiple family housing. 

(IJ) A description o.f hoiv the proposed change vvil/ affect con1munity facilities, natural resources, 
transportation and adjacent properties; 

Finding: Snbmitted. The applicant indicates that the proposed change will not adversely affect 
community facilities, natural resources, transportation system, or adjacent properties. The applicant is 
requesting a change from LRJMH, which allows a density of 6.4 dwelling units per acre, to LR, which 
allows a range of densities from 4.4 to 7 .3 dwelling units per acre. Sufficiency of facilities is determined 
by looking at the potential impacts lo those services from the change in land use designation. The worst
case scenario for the land use would increase the dwelling units per acre by 0.9 housing units per acres. 
The Park Place Neighborhood is predominantly designated for such low-density residential development. 

Comniunity Facilities 
Complies. Community facilities include sewer, water, stonn water drainage, solid waste disposal, 
electricity, gas, telephone, health services, education, and governmental services. The applicant states that 
urban services are available or can be extended and made available to the site. Public water is available 
within Holcomb Boulevard, Smithfield Drive, and Cattle Drive. An existing sanitary sewer line exists 
within Holcomb Boulevard with adequate depth to serve the site. Storm drainage will be directed to a 
detention/water quality facility to be constructed on the site and discharged to an approved location, 
police and fire service will be provided and the school capacity is available to support the existing, and 
proposed, Low Density Residential land use. 
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Transportation 
Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

Natural Resources 
Complies. The applicant indicates that the proposed land use change will not adversely affect any natural 
resources within the site and that the applicant is proposing to protect the water resource area located 
within the site by including a Tract "A" on the final plat that will encompass the water resource area. 

Adjacent Properties 
Complies. The property to the west, recently developed as Wasko Acres, is designated as LRJMH. The 
properties to the north, south, and west are designated LR. The proposed Comprehensive Plan 
Amendment from LR/MH to LR will not adversely impact the adjacent properties as both LR and 
LR/MH permit low-density residential development. 

(E) A statement of how the proposed change complies with LCDC Goals; 

Finding: Submitted. The applicant states that the proposed change complies with the goals of the 
Land Conservation and Development Commission by complying with the City Comprehensive Plan, 
which was adopted by LCDC on April 16, 1982. Compliance with the Comprehensive Plan is addressed 
in Section III.C of this report. 

Requests.for Change: 
The 1nethod of plan maintenance should be evaluated according to the following criteria: 

{I) Does the proposed change conform with State Planning Goals and local goals and policies? 

_Finding: Complies. The Oregon City Comprehensive Plan was acknowledged by the Land 
Conservation and Development Commission on April 16, 1982. The Comprehensive Plan implements the 
statewide planning goals at the local level. Once acknowledgement occurs, the statewide planning goals 
themselves are no longer applicable, unless a change in the Plan text is proposed or a Goal Exception is 
required. The applicant does not propose a change to the text of the goals or policies of the 
Comprehensive Plan. 

The applicable Comprehensive Plan goals and policies are addressed in Section III.C, on page 10 of this 
staff report. The proposal is consistent with the City Comprehensive Plan goals and policies. 

(2) ls there a pubic need to be fulfilled by the change? 

Finding: Complies. The applicant states that the proposed change meets a community need by 
providing "a variety of single-family detached housing." The proposed change in land use meets the 
Housing Element of the Oregon City Comprehensive Plan that states: 

The city's intention is to provide for a variety of housing types at a range prices and 
rents, by encouraging the private sector to maintain an adequate supply of single and 
multiple family housing. 
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The applicant states that the dimensional requirements of the R-6/MH zoning designation, the only zone 
allowed under the LR/MH land use, does not lend itself to creating lots that are suitable for stick built 
single-family detached housing since the maximum building heights are limited to 20 feet (Exhibit 3). 

The LR/MH Comprehensive Plan designation was created by Ordinance in response to a study, identified 
as the City of Oregon City Manufactured Housing Needs Analysis and Buildable Lands Inventory, dated 
August 21, 1991 (Exhibit 4 ). The study was prepared to address the following goals: 

(1) Oregon City is uncomfortable with Clackamas County's provisions for 
manufactured dwellings, and would like to examine alternative ways to comply with Goal 
I 0 - Housing; and 

(2) State law (ORS 197.303) has changed such that manufactured homes on 
individual lots (infill) and manufactured dwelling parks (mobile home parks} are now on 
the list of "needed housing types, "and must be allowed in sufficient numbers to meet need 
projections, through local zoning. 

The report continues on to state: 

The easiest way for Oregon City, or any community, to meet the State requirement is to 
allow manufl1ctured homes on par with conventional single-family homes. Alternatively, the 
City could maintain its existing policy of allowing manufactured home subdivisions as of 
right in Low Density Residential areas with three or more acres, and allocate a relatively 
small amount of land somewhere in the urban planning area for "manufactured home 
infill. "Based on discussions with Oregon City Planning staff however, these approaches 
appear to be unacceptable policy choices in Oregon City. 

The LR/MH land use was created to provide adequate property for the placement of manufactured homes 
to meet Goal I 0 - Housing when the placement of manufactured homes was restricted. 

In 1994, the City adopted Ordinance No. 94-1014 (Exhibit 5), which states in part: 

The Planning Commission has been working on changes to the zoning code to bring it into 
conformance with the changes enacted by the I 99 I and 1993 Legislative Assemblies 
regarding the placement of manufactured homes. 

The provisions of proposed ordinance 94-1014 allow for the placement of manufactured 
homes in all single-family zones, except historic districts (Canemah and Mcloughlin) 
which would be excluded. 

The City of Oregon City allows the placement of manufactured homes throughout the City, with the 
exception of Canemah and the McLoughlin Conservation Districts. The original intent of the LRIMH land 
use designation to provide adequate manufactured housing subdivisions and infill locations to increase the 
limited affordable housing type has been alleviated by the updated zoning code lhatallows the placement 
of manufactured homes throughout a majority of the City. 

The Oregon City Comprehensive Plan recommends that the City encourage the preservation of housing 
units in older neighborhoods that are a source of more affordable housing since the most affordable 
housing unit is invariably the unit that is already built, and Oregon City's greatest resource for affordable 
housing is its existing housing stock. 
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The LR/MH land use designation is not exclusively for manufactured housing, and does not preclude the 
development of stick built homes. The only zoning designation associated with the LR/MH land use 
restricts constructed homes to less than 20 feet in height, limiting the variety of housing types that may be 
constructed and, is thus, in conflict with the Housing Goal of the Comprehensive Plan to provide a variety 
of housing types at a range of prices. 

(3) Is the public need best satisfied by the particular change being proposed? 

Finding: Complies. The Oregon City Comprehensive Plan recognizes the important role that 
manufactured homes plays in providing a portion of the City's affordable housing stock, however, as 
stated above, manufactured housing is allowed throughout a majority of the City's residentially zoned 
properties and the LR/MH land use is not exclusively for manufactured homes. This property has been 
designated as Low Density/Manufactured Home on the Comprehensive Land Use map, and removing the 
Manufactured Home land use will increase the housing type options that could be constructed on the 
property, thereby satisfying the public need for a variety of housing options. 

(4) Will the change adversely affect the public health, safety, and welfare? 

Finding: The applicant indicates that the proposed change complies with State and City planning 
goals. The proposed change will not adversely affect community facilities, natural resources, 
transportation systems, or adjacent properties. 

The Comprehensive Plan indicates a goal of providing for the planning, development, and preservation of 
a variety of housing types at a range of price and rents. The LR/MH designation allows for low-density 
single-family residential development, and as stated above, was designed to protect and provide for 
affordable housing locations that would be filled by the development of manufactured housing on parcels 
in excess of three acres or through the infill of existing lots. This need to provide for manufactured home 
development sites has been alleviated by subsequent zoning changes that permit the placement of 
manufactured home in nearly all low-density zones. 

As depicted on Exhibit 6, the surrounding area, with the exception of Wasco Acres to the east and the 
Clackamas County Housing Authority property to the west, is dominated by the Comprehensive Plan 
Designation of Low-Density Residential. Changing the Comprehensive Plan Designation from LR/MH to 
LR will not adversely affect the public health, as the proposed LR designation would be identical to the 
existing Comprehensive Plan designation of the surrounding areas, and both the LR and LR/MH allow 
single-family residential development. 

The safety and welfare of the surrounding areas would not be adversely impacted as the existing LR/MH 
Comprehensive Plan Designation allows 6.4 units per acre and the proposed LR Comprehensive Plan 
Designation allows from 4.4 to 7.3 units per acre. Transmittals were sent to the Oregon City Police 
Department and the Park Place Neighborhood Association, both of which returned comments indicating 
that the proposal does not conflict with their interests (Exhibits 2a and 2b). It appears that under the worst 
case situation, complete build out at the highest density, the proposed change would increase the density 
by 0.9 dwelling units per acre and would have minimal, if any greater impacts than if the site were 
developed under the existing Comprehensive Plan Designation. 

(5) Does the factual information base in the Comprehensive Plan support the change? 

Finding: Addressed below. Consistency with comprehensive plan policies and goals is addressed 
in Section III.Con page 10 of this staff report. 
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B. Oregon City Mnnicipal Code, Section 17 .68 Zoning Changes and Amendments 
The relevant criteria for a zone change review and decision are in Chapter 17.68 of the Oregon City 
Municipal Code (OCMC). 

Chapter 17.68, "Changes and Amendments" 

(a) 17.68.010 Initiation of the amendment. 
A text amendment to this title or the comprehensive plan, or an amendment to the zoning map or 
the comprehensive plan map, may be initiated by: 

A. A resolution request by the commission; 
B. An official proposal by the planning commission; 
C. An application to the planning division presented on forms and accompanied by 
information prescribed by the planning commission. 

All requests for amendment or change in this title shall be referred to the planning commission. 
(Ord. 91-1007 §l(part), 1991: prior code §11-12-1) 

Finding: Initiated. The applicant, Pacific Western Homes, Inc., has submitted a complete 
application to the planning division, thereby initiating the amendment in accordance with 17.68.01 O.C. 
The narrative information and application forn1 are attached as Exhibits 3 and 7. The application was 
deemed complete on February 12, 2003. 

(b) 17 .68.020 Criteria. 
The criteria for a zone change are set forth as fol/o;vs: 

A. The proposal shall be consistent with the goals and policies of the comprehensive plan. 

Finding: Complies. Consistency with comprehensive plan policies and goals is addressed m 
Section III.C on page 10 of this staff report. 

B. That public facilities and services (;vater, sewer, storm drainage, transportation, schools, police 
and.fire protection) are present(y capable o.f supporting the uses alloived by the zone, or can be made 
available prior to issuing a cerrificate of occupancy. Service shall be su,fficient to support the range o.f 
uses and develop1nent allowed by the zone. 

Water 
Finding: Complies. There is an existing 16-inch water main in Holcomb Boulevard and existing 8-
inch water mains at the two stub streets coming out of Wasko Acres subdivision. Future development of 
this property will require connecting to the 16-inch main and extending the 8-inch water mains 
throughout the subdivision per city standards. Existing water facilities appear adequate for future 
development oftliis property. 

Sewer 
Finding: Complies. There are existing 8-inch sewer mains in Holcomb Boulevard and in the two 
street stubs from Wasko Acres to the east for the applicant to connect extensions throughout the 
subdivision, if appropriate based on topography. Existing sanitary sewer facilities appear adequate for 
future development of this site. 

Storm Drainage 
Finding: Complies. This site is in the Livesay Drainage Basin as designated in the City's Drainage 
Master Plan. Drainage impacts to this site are significant. This site drains to the Livesay Creek which 
drains to the Abernathy Creek, an anadromous salmon-bearing stream. The site is also located within a 
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Water Quality Resource Overlay District. Erosion and water quality controls are critical for the 
development of this site. 

Future development of this property will require storm water detention. Continuation and joint use of 
certain existing Wasko Acres stormwater facilities may be appropriate. 

Transportation 
Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 8) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off-site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Schools 
_Finding: Complies. Transmittals were sent to the Oregon City School District concerning this 
application. No comments were received. 

Police and Fire 
Finding: Complies. Transmittals were sent to the Fire department concerning this application. No 
comments were received. The Oregon City Police department indicated that this proposed land use 
designation change does not conflict with the interests of the department (Exhibit 2b). 

C. The land uses authorized by the proposal are consistent lvith the existing or planned function, 
capacity and level of service of the tran5portation system seniing the proposed zoning district. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
111e applicant submitted a Traffic Impact Study (Exhibit 8) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off-site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
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and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 
policies or provisions which control the amendment. (Ord 91-1007 §1 (part), 1991: prior code §11-12-
2) 

Finding: Complies, The Oregon City Comprehensive Plan was acknowledged by the Land 
Conservation and Development Commission on April 16, 1982. The Comprehensive Plan implements 
the statewide planning goals on a local level. The acknowledged Comprehensive Plan includes specific 
goals and policies that apply to the proposed Comprehensive Plan change. Therefore, it is not necessary 
to address the statewide planning goals in response to this criterion. The Comprehensive Plan goals and 
policies are addressed in Section III.C of this staff report. 

17.68.025 Zoning changes for land annexed into the city, 

Finding: 

A. Notwithstanding any other section of this chapter, when property is annexed into the city fi·om the 
city/county dual interest area . . 
B. Applications for these rezonings. 

The subject site is within the city limits. This criterion is not applicable. 

17.68.030 Public hearing. 
A public hearing shall be held pursuant to standards set forth in Chapter 17.50. 

A. Quasi-judicial reviews shall be subject to the requirements in Sections 17.50.210 through 
17.50.250. (Note: the section numbers cited in the Code are incorrect and should be Sections 
17.50.120 through .160.) 
8. Legislative reviews shall be subject to the requirements in Section 17.50.260. (Note: the section 
number cited in the Code is incorrect; it should be 17.50.170.) (Ord. 91-1007 §1(part), 199/: prior 
code §11-12-3) 

Finding: Complies, According to Section 17 .50.030 of the Code, zone changes and plan 
amendments are reviewed through a Type IV process. According to Section 17.50.030.D, "Type IV 
decisions include only quasi-judicial plan amendments and zone changes." Therefore, the requirements 
of Sections 17.50.120 through .160 apply. 

The applicant attended a pre-application conference with City staff on November 13, 2002. The Pre
Application Conference Summary is attached as Exhibit 9. Transmittals regarding the proposed 
development plan were mailed on February 18, 2003 to the Park Place Neighborhood Association and 
CICC Chairperson. 

The applicant submitted the application on December 17, 2002. The application was deemed complete on 
February 12, 2003. The planning division scheduled the first evidentiary hearing, before the Oregon City 
Planning Commission, for April 14, 2003. The final hearing, should the Planning Commission 
recommend approval, is scheduled for May 7, 2003 before the Oregon City City Commission. Notice of 
the hearing was issued on February 18, 2003 and the property was posted on February 21, 2003, more 
than 21 days prior to the hearing, in accordance with Section l 7.50.090(B). 

This staff report has been prepared in accordance with 17.50.120.C. 

The hearings shall be conducted in accordance with the requirements of Section 17.50.120, and the 
review and decision in accordance with Sections 17 .50.130 through .160. 
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17.68.040 Approval by the commission 
If the planning commission approves such request or application for an amendment, or change, it shall 
forward its findings and recommendation to the city commission for action thereon by that body. (Ord. 91-
1007 §!(part), 1991: prior code §ll-12-4) 

Finding: Complies. If the Planning Commission approves the applicant's request, the City 
Commission shall review its findings and recommendations at a public hearing. That public hearing has 
been scheduled for May 7, 2003. 

17.68.050 Conditions, 
In granting a change in zoning classification to any property, the commission may attach such conditions 
and requirements to the zone change as the conzmission deems necessa1y in the public interest, in the 
nature of, but not limited to those listed in Section 17.56.010: 

A. Such conditions and restrictions shall thereafter apply to the zone change; 
B. Where such conditions are attached, no zone change shall become effective until the written 
acceptance of the terms of the zone change ordinance as per Section 17.50- .330. (Ord. 91-1007 
§!(part), 1991: priorcode§ll-12-5) 

Finding: Staff has not recommend any Conditions of Approval at this time. Conditions of 
Approval would be attached to any proposed development of this site should it be found to be necessary. 
This section is not applicable. 

17 .68.060 Filing of an application 
Applications for amendment or change in this title shall be .filed with the planning division on .forn1s 
available at City Hall. At the time of filing an application, the applicant shall pay the sum listed in the.fee 
schedule in Chapter 17.50. (Ord. 91-1007 §1 (part), 199 /:prior code §ll-12-6) 

Finding: Complies. The applicant has submitted the appropriate application forms and fees. 

C. Consistency with Comprehensive Plan 
The applicable goals and policies of the Comprehensive Plan are addressed in this section. 

(B) Citizen Participation 
Goal: Provide an active and systematic process for citizen and public agency involvement in tl1e land-use 
decision-making for Oregon City. 

Finding: Complies. The City's process includes public notice, public hearings, and notifying 
surrounding neighbors, the neighborhood association, and the CICC. Public notice was mailed on 
February 18, 2003, advertised in the Clackamas Review on February 26, 2003 and the subject property 
was posted on February 21, 2003. 

On February 18, 2003 transmittals were sent to the Citizen Involvement Committee Council (CICC) and 
the Park Place Neighborhood Association apprising them of the application. 

Policv #1 
Encourage and promote a city-wide citizen participation program that helps neighborhoods to organize so 
that they may develop and respond to land-use planning proposals. 

Finding: Complies. As noted above, the Park Place Neighborhood Associations and 
were notified. This staff report and the file containing project information were available 
review seven days prior to the first evidentiary hearing. 
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(C) Housing 
Goal: Provide for the planning, development and preservation of a variety of housing types at a range of 
price and rents. 

Finding: Complies. Though the applicant has indicated no desire to develop manufactured homes 
on the site, the LR land use designation does not preclude the placement of manufactured homes on the 
property, which the LRJMH land use designation was designed to promote when zoning restrictions 
limited the placement of manufactured homes. The proposed amendment would allow for the 
development of a variety of housing types, which are not limited by the 20.foot maximum height allowed 
in the only zoning designation, R-6/MH, of the LRJMH land use designation. 

The Oregon City Comprehensive Plan recommends that the City encourage the preservation of housing 
units in older neighborhoods that are a source of more affordable housing since the most affordable 
housing unit is invariably the unit that is already built, and Oregon City's greatest resource for affordable 
housing is its existing housing stock. 

Policy #3 
The Ci~y shall encourage the private sector in maintaining an adequate supply oj'single and multiple fa1nily 
housing units. This shall be accomplished by relying primarily on the home building industry and private 
sector n1arket solutions, supported by the elilnination of unnecessary government regulations. 

Finding: Complies. The applicant has indicated a desire to construct stick built single-family 
detached dwellings on the site. The applicant does not wish to install manufactured housing within this 
project. The dimensional standards of the zoning designation associated with the LR/MH land use does 
not lend itself to creating lots nor contain dimensional standards that are suitable for stick built homes. 

(F) Natural Resources, Natural Hazards 
Goal: Preserve and manage our scarce natural resources while building a livable urban environn1ent. 

Finding: Complies. The subject site is currently designated LR/MH and is developed with one 
home. The proposal to re-designate the site from LR/MH to LR would not significantly alter the amount 
of coverage of development allowed on the site. 

The subject sites do not appear on any of the following maps: Mineral and Aggregate Resources, Fish and 
Wildlife Habitat, Flood Plain, or Seismic Conditions. 

The area is located in an area indicating slopes greater than 25% and Wet Soils - High Water Table. 
Future development analysis will include a Geotechnical Investigation to identify soil types and 
appropriate development techniques and development on slopes in excess of 25% are required to meet tte 
standards of OCMC 17.44 - Unstable Soils and Hillside Constraints, both of which implement the goals 
and policies of the Comprehensive Plan. 

The Oregon City Comprehensive Plan identifies Abernathy Creek and tributaries as follows: 

Description: This resource is approxiniately 80-1+ miles long. From its cor1;fiuence lYith the 
Willamette River to the tributaries in the park Place area and the Red/and Road area this creek 
runs through many diverse areas. Along the creek area much of the resource is confined to the 
stream corridor. Zoning ranges from commercial at the I-205 area, light industrial along I 7th 
street to single family zoning in Park Place and rural residential zoning along Redland Road. The 
creek is in a pipe as it goes under 1-205. In the older section of the first level neighborhood area 
buildings (residence, Krueger Lumber Company and the county buildings) are built close to the 
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edge of a high bank. The county has completed some stream bank stabilization adjacent to their 
facilities. The diversity of the vegetation is good. The vegetation along he creek consists o.f 
evergreen and deciduous trees, blackberries, ferns, and grasses. There is a great deal of cover for 
small animal life and deer have been observed within the city limits. 

Potential Impacts: Water runoff from paved areas and other pollutants such as oil from cars could 
be a problem. Removal of perimeter vegetation could also be a potential problem. New 
construction in any of the areas of the creek should have a setback of 25-30 feet, no structure or 
non-native vegetation should be constructed or introduced into the transition area. Water runoff 
problems can be minimized through the requirements of the state plumbing code. Uses allowed 
within the various zoning districts can be allowed 1vithout impacting the resource, provided that 
transition boundaries and setback requirements are met. 

The site is located within the Oregon City Water Quality Overlay District. The applicant has submitted a 
Water Resource Review for the site identifying the resource on the property. Future development of the 
site will be required to comply with Oregon City Municipal Code Section 17.49 concerning Water 
Resource Areas, which provides for the preservation and management of the city's scarce natural 
resources 

Policy #1 
Coordinate local activities with regional, state and federal agencies in controlling ·water and air pollution. 

Finding: Complies, Future development applications will need to meet agency requirements that 
protect water and air quality. No increases in air or water pollution arc anticipated due to the change in 
land use from Low-Density/Manufactured Housing to Low-Density Residential. 

Policy #7 
Discourage activities that may have a detrimental effect on fish and vvildlife. 

Findinl!;: Complies. The subject site is not located within an identified fish and wildlife habitat 
area. as identified in the Comprehensive Plan. The subject site is heavily wooded and contains a ravine 
and headwater of a tributary to Abernathy Creek. The LR and LRIMH land use designations both allow 
the development of single-family housing, thus the proposed change will not increase the likelihood of 
having a detrimental effect on fish and wildlife, and when developed in conjunction with existing Water 
Resource Overlay District requirements, should not have a detrimental effect on fish and wildlife. 

Policy #8 
Preserve historic and scenic areas within the Cizv as viewed from points outside the City. 

Finding: The site is not within a historic or scenic area and is not situated so as to affect views of 
such areas from outside the city. This policy is not applicable. 

Policy #9 
Preserve the environmental quality of major water resources by requiring site plan revie11.1, and/or other 
appropriate procedures on new developn1ents, 

Finding: The applicant has submitted a Subdivision and Water Resource Review application with 
the City for this site to run concurrently with the proposed Comprehensive Plan Map amendment. 
Through the Water Resource and Subdivision review, the policies of this section will be implemented. 

Policies adopted throngh Ordinance 90-1031 
Oregon City ... shall comply with all applicable DEQ air quality standards and regulations. 

Comprehensive Plan Amendment - Staff Report 
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Finding: Complies. The proposed LR designation allows the development of low density 
residential which usually does not represent a threat to air quality; however, future development of the 
site shall comply with all applicable DEQ air quality standards and regulations. 

All development within the City of Oregon City shall comply with applicable state and federal air, water, 
solid waste, hazardous waste and noise environn1ental rules, regulations and standards. Development 
ordinance regulations shall be consistent with federal and state environmental regulations. 

Finding: The proposal will be processed under the appropriate procedures for new development in 
order to comply with this policy. 

(G) Growth and Urbanization 
Goal: Preserve and enhance the natural and developed character of Oregon City and its urban growth area. 

Finding: Complies. The proposal will affect approximately 9 .23 acres of LR/MH designated 
property that is located within the Park Place Neighborhood, which is predominately low density 
residential. The proposed change will maintain the residential character of the area. 

The land use policies under this element generally apply to new UGB properties and sufficient urban 
services. The property is within the current city limits and sufficiency of urban service is addressed in the 
findings on page 7 of this staff report. 

(H) Energy Conservation 
Goal: Plan urban land development that encourages public and private efforts toward conservation of 
energy. 

Finding: Complies. The subject site is located within walking distance of Holcomb Elementary, 
reducing the need for students to be driven to school, thus reducing vehicles miles traveled. There are no 
public transportation services provided to the subject site, however TriMet bus 34 does provide a route 
up Holcomb Boulevard to the Clackamas County Housing Authority site to the east of the site. 

(I) Community Facilities 
Goal: Serve the health, safety, education, welfare and recreational needs of all Oregon City residents 
through the planning and provision of adequate community facilities. 

Finding: Complies. Community facilities include sewer, water, stonn water drainage, solid waste 
disposal, electricity, gas, telephone, health services, education, and governmental services. The applicant 
states that urban services are available or can be extended and made available to the site. Public water is 
available within Holcomb Boulevard, Smithfield Drive, and Cattle Drive. An existing sanitary sewer line 
exists within Holcomb Boulevard with adequate depth to serve the site. Storm drainage would be directed 
to a detention/water quality facility to be constructed on the site and discharged to an approved location, 
police and fire service will be provided and the school capacity is available to support the existing, and 
proposed, Low Density Residential land use. 

Policy #5 
The city will encourage develop1nent on vacant buildable land within the City lvhere urban facilities and 
services are available or can be provided. 

Comprehensive Plan Amendment - Staff Report 
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Finding: Complies. The subject site. which contains one house, has the necessary urban services 
for low-density residential development stubbed to the site or can be extended to the site and it appears 
these services are adequate for the subject site 

Policy #7 
Maximum efficiency for existing urban facilities and services will be reinforced by encouraging 
development at maximum levels permitted in the Con1prehensive Plan and through infill of vacant City 
land. 

Finding: Complies. The existing urban facilities and services can be provided to the site and the 
proposed change from LRIMH to LR will not impact the ability to provide the necessary services to the 
site. 

(J) Parks and Recreation 
Goal: Maintain and enhance the existing park and recreation system while planning for future expansion to 
meet residential growth. 

Finding: Complies. The Oregon City Parks Master Plan indicates that there currently is a desire to 
discourage the development and maintenance of mini-parks, thus no further parks of this type are needed 
except where high-density residential development occurs or where private developers are willing to 
develop and maintain them. The plan also indicates that open space should be acquired and integrated into 
the overall park system. This can be done by preserving hillsides, creek corridors, and floodplain areas 
that could also serve as conduits for trails. 

The subject site is located within the Oregon City Water Quality Resource Area and will be protected per 
the standards ofOCMC Section 17.49. 

(L) Transportation 
Goal: Improve the systems for movement of people and products in accordance with land use planning, 
energy conservation, neighborhood groups and appropriate public and private agencies. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 8) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off-site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Policy #6 
Sidewalks will be of sufficient width to accommodate pedestrian traffic. 

Comprehensive Plan Amendment - Staff Report 
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Finding: 
standards. 

Sidewalks will be included in future site redevelopment and will be constructed to City 

(M) Comprehensive Plan Map 
Goal: Maintain and review the Comprehensive Plan Map as the official long-range planning guide for land 
use development of the City by type, density and location. 

Finding: Complies. The city has reviewed the Comprehensive Plan in conjunction with the 
applicant's proposed Comprehensive Plan Map Amendment and determined, based on the findings in this 
report, that the proposal is consistent and supportive of the appropriate goals and policies, and is 
compatible with the surrounding patterns, is in the public interest. 

RECOMMENDED CONCLUSION AND DECISION 
Staff would recommend that the Planning Commission forward the proposed Comprehensive Plan Map 
amendment, Planning File PZ 03-01, with a recommendation of approval to the City Commission for a 
public hearing on May 7, 2003. 

EXHIBITS 
The following exhibits are attached to this staff report. 

1. Vicinity map 
2. a. Park Place Neighborhood Association 

b. Oregon City Police Department 
c. Oregon City Public Works 
d. Oregon City Engineering Department 
e. David Evans and Associates 

3. Application Narrative 
4. Manufactured Housing Needs Analysis and Buildable Lands Inventory; August 21, 1991 (On File) 
5. Ordinance No. 94-1014 (On File) 
6. Oregon City Comprehensive Plan Map 
7. Application (On File) 
8. Transportation Impact Study prepared by Group Mackenzie; September 6, 2003 (On File) 
9. Pre-Application notes (On File) 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-JIOUSE DISTRIBUTION 
il(" )lUILDING OFFICIAL 
ui/ ENGINEERING MANAGER 
o/c FIRE CHIEF 
~PUBLIC WORKS- OPERATIONS 
~CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
GJ/'PARKS MANAGER 
o ADDRESSING 
ef' POLICE 
TRAFFIC ENGINEER 
cu/ Mike Baker @ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
iY]:Icc 
13"' ,NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
w/N.A. LAND USE CHAIR 
~LACKAMAS COUNTY - Joe Merek 
ui CLACKAMAS COUNTY - Bill Spears 
IJ/'ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
~SCHOOL DIST 62 
~TRI-MET 
iw/METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~ DLCD (lnd0(""1 t,,, '"' 1) 

COMMENTS DUE BY: March 19, 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: StaffReview: PC:~CC:_XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 5/7/03 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 5/7/03 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

Signed -~-_.__W_·~~~·-..;=._~-~-3_-1_8_-0_3~----
Title e\,\:Mli:. P'?N/a. k....~ We. CoHot141i tfi!!e 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-JIOUSE DISTRIBUTION 
c/' )3UILDING OFFICIAL 
oi/ ENGINEERING MANAGER 
o/'FIRE CHIEF 
./'PUBLIC WORKS- OPERA TIO NS 
iJ/ CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
iij/"PARKS MANAGER 
o ADDRESSING 
~POLICE 
TRAFFIC ENGINEER 
ui/Mike Baker @DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
avj:Icc 
I!( NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
~N.A. LAND USE CHAIR 
.i/ ~LACKAMAS COUNTY - Joe Merek 
ui/CLACKAMAS COUNTY - Bill Spears 
.i/ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
~SCHOOL DIST 62 
~TRI-MET 
~METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~DLCD (l"c\vc\,".l ·C-..,,,~,,) 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: Staff Review: PC: __.x_ CC:_XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 517103 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 517103 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATEJl 
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CITY U.F UJlliGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

INflOUSE DISTRIBUTION 
uY ,BUILDING OFFICIAL 
ui/ ENGINEERING MANAGER 
o/' FIRE CHIEF 
_;/PUBLIC WORKS- OPERA TIO NS 
ef CITY ENGINEER/PUBLIC WORKS DIRECTOR 
o TECHNICAL SERVICES (GIS) 
~PARKS MANAGER 
o ADDRESSING 
i;( POLICE 
TRAFFIC ENGINEER 
[i)/"'Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE # & TYPE: 

PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
~ICC 
s- NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
rn/N.A. LAND USE CHAIR 
~LACKAMAS COUNTY - Joe Merek 
i;v CLACKAMAS COUNTY - Bill Spears 
:;J/" ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
C!I"/ SCHOOL DIST 62 
~TRI-MET 

/ 
liY METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
~ DLCD (\<,c\o.'.l, .. 'J R.,_or ,,1 I) 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type IV) 
HEARING BODY: Staff Review: PC: _x CC: XX 

PZ 03-01: PC Hearing 4/14/03; CC Hearing 517/03 
ZC 02-03: PC Hearing 4/14/03; CC Hearing 5/7/03 
Tony Konkol, Associate Planner 
Torn Skaar I Jim Stormo 
Amendment to the Comprehensive Plan from LR/MH to LR 
and a Zone change from R-6/MH to R-6. (Related files include 
WR 02-18, TP 02-07 and VR 02-15) 
Map# 2S-2E-28AD,Tax Lots 4200 and 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

SEE ATTACHED Si.gned ----f,~~·tc=tt~!di'-'tL"-'-h_·~~-~--------
T1tle "£ti./ (>p'5/fidf,'._. 
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MEMORANDUM 
City of Oregon City 

DATE: ___ February 19, 2003 ___________ _ 

TO: 
SUBJECT: 

Joe McKiMey, Public Works Operations Manager 
Comment Form for Pla!Uling Information Requests 

File Number __ PZ 03-01 & ZC 02-03 REPEAT REVIEW - See 3/18 & 11/4 of 2002 reviews 

Name/Address: __ Tax Lots 4200 & 4300 - "Tracey Heights" 14812 Holcomb Blvd 

Holcomb, Cattle & Smithfield Drive - 29 lot sub-division 

Water: 

ExistingWaterMainSize=_16" on Holcomb Blvd. and 

Existing Location=_ 8" on Cattle & Smithfield Drive (Wasko Acres)_ 

Upsizing required? Yes_X _ No_ __ Size Required _ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ _ 

Looping required? Yes_ X __ No___ Per Fire Marshal __________ _ 

From: __ Holcomb Blvd. ( nse the public alley shown on sheet 2 of 4) 

To: __ Thru project to adjacent roads ____ _ 

Ne'v line size = minimum 8" ductile iron 

Backflow Preventor required? Yes_ __ No X 

Pressure Reducing Valve required for 70 psi or higher. 

Clackamas River Water lines in area? Yes___ No_ X __ 

Easements Required? Yes_7_ No 
See Engineer's comments 

Recommended casement width 7 ____ ft. 

Water Divisions additional comments No Yes_X __ Initial _.eli Datc _2/19/2003_ 

Consult Water Master Plan. This is a repeat review. See 3/18 & 1114 of2002 reviews. Avoid 
dead-end water mains; please connect to the 16" H20 main on Holcomb Blvd. This will greatly 
improve water circulation, quality and fire flow to proposed project and future projects 
connecting to it. H20 pressures may vary due to elevation changes and individual pressure 
reducing valves installed by contractor after the water meter could be required. 

Project Comment Sheet Page I 



l\1EMORANDUM 
City of Oregon City 

DATE: March 18, 2002 ---- --------------
TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Information Requests 

Name/Address: No site address - Holcomb Blvd West of Wasco Acres sub-division 

PUD for 29 lot sub-division 

Water: 

Existing Water Main Size~ _16" _ 

Existing Location~ __ Holcomb Blvd & 8" DI in Wasco Acres sub-division 

Upsizing required? Yes __ No_ X_ Size Required_ See Water Master Plan_ inch 

Extension required? Ycs_X_ No 

Looping required? Yes_X __ No__ Per Fire Marshal ________ _ 

From: __ Holcomb Blvd. ______ _ 

To: __ Wasco Acres sub-division ______ _ 

New line size= 8" DI ---

Backflow Preventor required? Yes__ No_ X 

Clackamas River Water lines in area? Yes_ _ No_ X_ 

Easements Required? Yes_~_ No 
See Engineer's comments 

Recommended easement width ~ ft. 

Water Divisions additional comments No Yes_X_ Initial _eli __ Date _3/18/2002_ 

Consult Water Master Plan. 

Owner shall connect to the existing 16" DI water main ou Holcomb Blvd., extend a new 8" 
ductile iron water main thru new project to form a loop and connect to the existing 8" DI on 
Smithfield Drive in the Wasco Acres sub-division. The owner shall also extend the existing 8" 
water main on Cattle Drive in Wasco Acres to the end of this project to serve the southern most 
proposed four new Jots. 

Project Comment Sheet 



/ 
/ MEMORANDUM 

City of Oregon City 

DATE: ____ Novcmbcr 4, 2002 __________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Information Requests 

File Number PA 02-61 

Name/Address: Holcomb Blvd. & Smithfield Drive - west of Wasko Acres 

28 lot subdivision 

Water: 

Existing Water Main Size~ _16" on Holcomb Blvd. and_ 

Existing Location~_ 8" on Cattle Drive & Smithfield Drive (Wasko Acres)_ 

Upsizing required? Ycs_X _ No__ Size Required_ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ 

Looping required? Yes_ X __ No___ Per Fire Marshal __________ _ 

From: __ Holcomb Blvd. (use the 20' wide emergency access)--------

To: __ Thru project to adjacent roads _____ _ 

New line size= min 8" DI 

Backflow Preventor required? Yes_ No X 

Pressure Reducing Valve required for 70 psi or higher. 

Clackamas River Water lines in area? Yes___ No_X _ 

Easements Required? Yes_-7_ No 
See Engineer's comments 

Recommended easement width -7 ____ ft. 

Water Divisions additional comments No__ Yes_X_ Initial _eli __ Date 11/4/2002 __ 

Consult Water Master Plan. In either option, connect to 16" water main on Holcomb Blvd. 
via the 20' wide emergency access easement, extend water main into and thru proposed 
subdivision and connect to adjacent water mains next to project. Avoid dead-end water mains 
whenever possible. Water pressures may vary due to elevation changes. Some lots may or may 
not require individual pressure reducing valves to be installed by contractor depending upon 
psi. 

Project Comment Sheet Page I ,.,.\ • 



DATE: 

TO: 

Feb. 20,2003 

MEMORANDUM 
City of Oregon City 

Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. 

NAME: 

PZ 03-01 ZC 02-03 Map# 2S-2E-28AD, Lots 4200 and 4300 

TRACEY HEIGHTS 

Streets: 

Classification: 

Major Arterial Minor Arterial 

Collector Local 

Additional Right Of Way Required? Yes No ----
Jurisdiction: 

City X State 

x 

----

---- Connty ___ _ ---
Existing width = feet --------
Required width = feet 

Roadway Improvements? See Transportation System Plan 

Bicycle Lanes Required? Yes ---- No ----
Transit Street? Yes No Line No= ---- --- ----

No YesX Initial P .I. See Department additional comments ---- ---- ----
1. See note page one concerning public alley, would prefer as a private drive, serves same purpose as 

a flag lot driveway. 

Project Comment Sheet 
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DATE: 311812002 

MEMORANDUM 
City of Oregon City 

TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02-11 --------------------------------
NAME: Holcomb Blvd. west of Wasco acres 29 lot PUD sub div 

Sanitary Sewer: 

Existing Sewer Main Size~ 8" 
~------------

Existing Location= Wasco Acres and Holcomb Blvd. 

Existing Lateral being reused? Yes No x 

Upsizing required? See Sanitary Sewer Master Plan 

Extension required? No Yes X ----
Pump Station Required? See Sanitary Sewer Master Plan 

Industrial Pre-treatment required? If non-residential Contract Tri-City Service District 

Easements Required? Yes? No 

Recommended Easement Width ? feet 

Sanitary Sewer additional comments? No Yes X Initial CC ---- ----
not able to detennine if easn1ents are necessary at this tin1e 

Project Co1111nent Sheet Page 2 



DA TE: 3/18/2002 

MEMORANDUM 
City of Oregon City 

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02 11 
~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

NAME: Holcomb Blvd. west of Wasco Acres 29 lot PUD sub-div 

Storm Sewer: Yes 

Existing Line Size= None Existing 
~~~~~~~~ 

Upsizing required? See Storm Drainage Master Plans 

Extension required? Yes x No 

From: Holcomb Blvd. and I or Wasco acres 

To: Site 

Detention and treatinent required? yes 

On site water resources: None known Yes X 

Storm Department additional comments?: No Yes X Initial CC 

It appears that a portion of this property lies within a water quality resource area overlay district 

Project Comment Sheet Page3 



ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 1 
Bob Cullison, Engineering Manager April 7, 2003 

ANALYSIS AND FINDINGS 

The applicant is proposing to develop a subdivision and has proposed a zone change for the property 
located just west of the recently completed Wasko Acres subdivision on Holcomb Boulevard in the 
Park Place area from R-6/MH to R-6. Applicant is also proposing to change the Comprehensive 
Plan Map designation from LR/MH to LR. 

This minor zone change from R-6/MH to R-6 results in a worst case 8 additional lots that will not 
create significant changes in any utility or street requirements. Same holds true for the 
Comprehensive Plan Map Amendment from LR/MH to LR. 

Therefore, Staff recommends approval of the proposed zone change and Comprehensive Plan map 
change as long as the following recommendations and conditions of approval are followed: 

PROVISION OF PUBLIC SERVICES: 

WATER. 

There is an existing 16-inch water main in Holcomb Boulevard and existing 8-inch water mains at 
the two stub streets coming out of Wasko Acres subdivision. 

Future development of this property will require connecting to the 16-inch main and extending the 8-
inch water mains throughout the subdivision per city standards. Existing water facilities appear 
adequate for future development of this property. 

SANITARY SEWER. 

There are existing 8-inch sanitary sewer mains in Holcomb Boulevard and in the two street stubs 
from Wasko Acres for the applicant to connect extensions throughout the subdivision, if appropriate 
based on topography. 

Existing sanitary sewer facilities appear adequate for future development of this property. 

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES. 

C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 2 
Bob Cullison, Engineering Manager April 7, 2003 

This site is in the Livesay Drainage Basin as designated in the City's Drainage Master Plan. 
Drainage impacts to this site are significant. This site drains to the Livesay Creek which drains to 
the Abernethy Creek, an anadromous salmon -bearing stream. The site is also located within a 
Water Quality Resource Area Overlay District. Erosion and water quality controls are critical for the 
development of this site. 

Future development of this property will require storm water detention. Continuation and joint use 
of certain existing Wasko Acres storm water facilities may be appropriate. 

DEDICATIONS AND EASEMENTS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Arterial Street in the Oregon City Transportation System Plan, which requires a right-of-way 
(ROW) width of 64 to 114 feet. Currently, Holcomb Boulevard appears to have a 60-foot wide 
ROW along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transportation System Plan, which requires a ROW width of 42 to 54 feet. Currently, these two 
local streets have ROW widths of 50 feet. 

Future development of this property will require dedication of ROW along Holcomb Boulevard. 
Future dedication of ROW within the subdivision is standard. 

STREETS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Arterial Street in the Oregon City Transportation System Plan, which requires a pavement 
width of 24 to 98 feet. Currently, Holcomb Boulevard appears to have a 36-foot wide pavement 
width along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transportation System Plan, which requires a pavement width of20 to 32 feet. Currently, these two 
local streets have pavement widths of 32 feet. 

Future development of this property will require half street improvements along the site frontage 
with Holcomb Boulevard to meet City requirements and continuation of the two local streets 
throughout the subdivision to include possible stubs to adjacent properties. 
C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Filcs\OLK2\ZC02-03 PZ03-01.doc 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 3 
Bob Cullison, Engineering Manager April 7, 2003 

TRAFFIC AND TRANSPORTATION. 

A traffic analysis for this site, prepared by Group Mackenzie and dated September 6, 2002, was 
submitted to the City for review. The applicant's traffic study appears to have reasonable 
conclusions and recommendations regarding improvements to the site itself. The study based traffic 
generation on the proposed use, a 30-unit subdivision. The eight additional homes associated with 
the proposed Comprehensive Plan Map amendment and Zone Change does not represent a 
significant amount of increased traffic. 

Conditions: 

None 
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April 1, 2003 

Mr. Tony Konkol 
City of Oregon City 
PO Box 351 
Oregon City, OR 97045 

--DAVID EVANS 
AND ASSOCIATES INC. 

SUBJECT: REVIEW OF TRAFFIC IMPACT STUDY 
TRACEY HEIGHTS SUBDIVISION - ZC 02-03 PZ 03-01 

Dear Mr. Konkol: 

In response to your request, David Evans and Associates, Inc. (DEA) has reviewed the Traffic Impact Study 
(TIS) and site plan submitted by Group Mackenzie for the proposed Tracey Heights Subdivision 
Development located in Oregon City approximately 700 feet west of the Holcomb Road and Winston Drive 
intersection. The material is dated September 6, 2002. 

The TIS describes the current development proposal to build a 30-unit (29 proposed, 1 existing) subdivision 
of single-family detached homes. Access from the proposed site would be provided to Holcomb Boulevard 
via Winston Drive and existing local streets within the Wasco Acres subdivision. The project would involve 
extension of Smithfield Drive and the addition of one north-south street stub. 

Overall Findings 

The applicant's TIA generally meets City guidelines except where noted herein. I concur that the project is 
not expected to trigger off-site mitigation- rather it will simply add to the need for planned improvements 
already underway. 

·n1e Holcomb Road corridor is undergoing and expected to continue to undergo significant development. The 
applicant presented that Metro's travel demand model reflects 5 percent compound growth through 2020. As 
this growth occurs, it will magnify the need for intersection improvements at the signalized intersections of 
Redland Road at Cascade Highway and Abernethy Road/Hocomb Boulevard at Redland Road. Both 
intersections are expected to fail to meet City and ODOT operational standards by year 2008. 

Additionally, increased growth is expected to magnify the need for a center-two-way-left-tum lane along 
Holcomb Boulevard. Such a lane is identified as "optional" under the City's minor arterial street standard. 
Such an improvement is not identified in the City's TSP as far as I can tell. Left-tum lanes are warranted at 
spot locations today and the number of locations meeting warrants will increase as development occurs. The 
City is encouraged to plan for this type of improvement and consider whether to begin asking developers for 
right-of-way dedication as development occurs. 

Exhibits 2e 
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Comments 

1. Existing conditions - The applicant reasonably described the existing transportation system 
snrrounding the proposed project site including pedestrian, bicycle, and transit facilities. The 
applicant used recent traffic counts dated August 2002 and accurately reflected prevailing 
intersection lane configurations and traffic control. The applicant reviewed existing study area crash 
history as is customary and relevant to TIAs. 

2. Background conditions - In developing year 2003 and 2008 background traffic levels without the 
project, the applicant calculated a five percent per year compound growth rate based on 1994 and 2020 
model output from Metro. However they then applied the five- percent compound growth rate as a linear 
growth rate. T11is process underestimated the background traffic volumes. This type of error is not 
expected to alter the findings for this study but should be corrected by the applicant for future TIAs. 

The applicant appropriately reviewed relevant planning documents and accounted for planned 
improvements within the 2003 and 2008 analysis period. The applicant accounted for in-process traffic 
associated with Oaktree Terrace, Barlow Crest, Barlow Crest 2, Wasco Acres and Trailview Estates using 
ITE's trip generation rates. 

3. Trip Generation/Distrihutio11/Assignment - The applicant appropriately used ITE's trip generation 
equations to estimate site trips during AM and PM peak hours and during the course of a typical 
weekday. The applicant used appropriate methods to distribute site trips to the area road system. 

4. Sight Distance - The proposed project gains access to Holcomb Boulevard via Winston Drive. The 
applicant has appropriately established adequate site distance at the intersection of Winston Drive and 
Holcomb Boulevard. Where the proposed project establishes new local road intersections, such 
intersections need to provide adequate sight distance per AASHTO guidelines. The applicant needs to 
discuss the standards and ensure they are met. 

5. Signal and turn Lane Warrants - The applicant adequately analyzed 2003 and 2008 signal warrants for 
the intersection of Holcomb Boulevard and Winston Drive. A signal at this intersection is not warranted 
by 2008. 

In establishing minor street (Winston Drive) traffic volumes for use in evaluating warrants, the applicant 
applied a 50-percent reduction in minor street right-turn volumes. However, no justification was given 
for the reduction. Winston Drive is a shared lane approach. In reviewing the applicant's traffic counts, 
the proportion of right turns on Winston Drive is generally 10 percent. Thus, the large share of left turns 
that experience greater delay in making their movement will affect right turns. Thus, no right-tum 
reduction is warranted. 
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The applicant adequately analyzed the right-tum Jane and left-turn Jane warrants at the intersection of 
Holcomb Boulevard and Winston Drive. A left-tum lane is not warranted. A right-tum Jane is warranted 
during PM peak hour operations under all analyzed scenarios. The applicant is not recommending a 
right-tum Jane based on the assumption that the warrant will only be met during a few hours of the day, 
the fact that adequate capacity is available on Holcomb Boulevard, and that the proposed project adds a 
low volume of site generated traffic to the movement. Because the right tum operates effectively under 
all scenarios and no safety history exists to indicate that a right-tum lane is needed at this time, DEA 
concurs that a right-tum lane is not required at this time. The applicant clearly adds traffic to the right 
tum movement, and may be asked to participate in the future to fund a right-tum Jane when deemed 
necessary. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant presented that Metro's travel demand model reflects 5 percent compound growth through 
2020. As this growth occurs, increased traffic will lead to increased accidents and in all likelihood 
eventually to the need for a center-two-way-left-tum Jane. Such a Jane is identified as "optional" nnder 
the City's minor arterial street standard. Such an improvement is not identified in the City's TSP as far as 
I can tell. Left-tum Janes are warranted at spot locations today and the number of locations meeting 
warrants will increase as development occurs. The City is encouraged to plan for this type of 
improvement and consider whether to begin asking developers for right-of-way dedication as 
development occurs. 

6. Traffic Operations - The applicant indicates that the two stop-controlled intersections on Holcomb 
Boulevard at Oaktree Terrace and Winston Drive meet City standards with operations of LOS C or better 
during all analysis scenarios. 

The signalized intersection at Redland Road and Cascade Highway and the signalized intersections at 
AbemethyRoad/Hocomb Boulevard and Redland Road meet Oregon City and ODOT operational 
standards in year 2003. By 2008 both intersections fail to meet operational standards during part of the 
day with and without site development. This development, in conjunction with significant growth in the 
area, is degrading operations at these two key intersections. This development does not trigger special 
off-site mitigation. Due to expected continued growth in this part of Oregon City, the City and ODOT 
should consider the timing and extent of improvements to relieve congestion along this corridor. 

7. Queuing - The applicant did not report any queuing results for area intersections. A brief overview of 
their operations results suggests that area queuing will not be a significant issue. 

8. Mitigation - The applicant has not identified the need for any off-site mitigation. DEA does not 
recommend any off-site mitigation 

9. Site Plan Review - The applicant's site plan indicates that sidewalks will be provided within the 
development and along the Holcomb Boulevard frontage. In addition a bicycle/pedestrian and emergency 
vehicle accessway linking the development to Holcomb Boulevard will be provided. The applicant 
should assure that removable posts or some other impedance is used to prevent unauthorized vehicles 
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from using the accessway. Accessways should also be hard surfaced, properly lit, fenced, and ADA 
compliant. 

If you have any questions or need any further information concerning this review, please call me at 
503.223.6663. 

Sincerely, 

DAVID EV ANS AND ASSOCIATES, INC. 

Mike Baker, PE 
Senior Transportation Engineer 

M.TBA:swh 
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TRACEY HEIGHTS 

PLAN MAP AMENDMENT CHANGE 

SUPPLEMENTAL INFORMATION 

OREGON CITY, OREGON 

Prepared for: 

Pacific Western Homes, Inc. 
5530 NE 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252-3745 
Fax (503) 252-8799 

Prepared by: 

Pinnacle Engineering 
17757 Kelok Road 

Lake Oswego Oregon 
Phone (503) 636-4005 

fax (503) 636-4015 

February 7, 2003 

Exhibits 3 
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TRACEY HEIGHTS 29 LOT SUBDIVISION 

APPLICANT 

Pacific Western Homes, Inc. 
Mr. Chet Antonsen 

Mr. Tom Skaar 
5530 N.E. 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252-3745 

Fax (503) 252-8799 

APPLICANTS REPRESENT A TfVE 

Pinnacle Engineering 
Mr. James Stormo P .E. 

17757 Kelok Road 
Lake Oswego, Oregon 97034 

Phone (503) 636-4005 
Fax (503) 636-4015 

LOCATION & LEGAL DESCRIPTION 

Tax Lots 1900 and 1902 
Partition Plat PP 1994-61 

Section 28 TIS R2E 

SITE AREA 

Approximately 9 .23 acres 

ZONING 

R6/MH 

APPROVAL CRITERIA 

City of Oregon City Zoning Code 

APPLICANT'S REQUESTED APPLJCA TION 

Preliminary Plat for 29 lot Subdivision 
Zone Change 

Geotechnical Review 
Traffic Impact Study Review 

6 Minor Variances 
Water Resource Review 

Comprehensive Plan Map Amendment 

This supplemental report will provide background information concerning the proposed Comprehensive Plan Map Anienctment. 

t>0'd 
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COMPREHENSIVE PLAN MAINTENANCE AND UPDATE 
' 

JI ··e>tfor chang.:: Clt/zen5 may rtUJUest a plan change twice each year, to be considered in March and September.: This method. 
<t • maintenance should be evaluated accordi.ng to the following criteria: 

J, Does the proposed change conform with State Planning Goals and local goals and policies? 
2. ls there a public need to be fulfilled by the change? 
3. ls tl1e public need best satisfied l!JI the particular change being propoud? 
4. Will the change adversely affect the pllblic health, safety and welfare? 
5. Does the factual Information base in the Comprehensive Plan support the change? 

APPLICANT'S RESPONSE: 

' The applicant is requesting to eliminate the MH desig.nation on the property. This will allow the applicant to construct :'stick built" 
homes rather than manufactured homes within the site. Oregon City's Comprehensive Plan has been acknowledged by tbe State of 
Oregon and designates the site as suitable for single family residential development. 

The proposed change conforms with the State Planning goals and does not conflict with either the State Planning Goals or the City's 
local goals and policies. The need for single family detached housing will be fulfilled by allowing the proposed Plan ~ap 
Designation. The public's need is satisfied by the change. In fact, the neighborhood association strongly supports eliminating the M}l 
plan desig.nation for this property. The neighborhood association believes that allowing manufacturing housing on this1site would de
value the surrounding properties. The change will not adversely affect the public health, safety or welfare. The propoSed chllllge does 

' not adversely affect any natural resources within the site. In fact, the applicant is proposing to protect the water resource area located 
within the site by including a Tract "A" on the final plat that will encompass the water resource area. The Applicant bdlieves that the ' 
information base in the Comprehensive Plan does indeed support the change. · 

'T" - site is designated R-6, for single family residential development. Minimum lot sizes are permitted to be 6,000 square feet, with 
num average lot widths of 60 feet and minimwn average lot depths of I 00 feet. All lots within the proposed deveiopment 

generally conform to these requirements. 

The proposal conforms with ORS 92.010 to 92.160. This is State law concerning land subdivision, which has been in~orporated into 
the Oregon City Code. This proposed cbange will be in accordance with state and local requirements. ' 

The proposed subdivision complies with the goals and policies of the Comprehensive Plan. The following specific policies are 
applicable 

if conditions of approval are required by the City, the Applicant will provide construction drawings or other docwnents to demonstrate 
compliance with the requirements of Section 16.12.020.D ofthe City Code. 

Housing Elemem - The city's intention is to provide for a variety of housing f)pes at a range ofprices and rents, by encouraging the• 
pril>ate sector to maintain an adequate supply of single and multiple family housing. · 

Comment: The single family subdivision is proposed, in an area designated for such use. The lots in the subdivlsion provide an 
' option for single family residences at relatively low density. Therefore, the proposal supports the Chy' s Housing 

Goal. 

Community Facilities Element- The City's goal is to en,ourage development on vacant bu:Jdab/e land within th~ Citj where urban 
facilities and services are available or can he provided and to encourage densities at maximum levels permitted. 

Comment: Urban services are available or can be extended and made available to the site for the development proposed. 
Sanitary sewer and public water are available within Holcomb Blvd. Stonn drainage will be directelf to a 

I 

detention/water quality facility to be constructed within the site and discharge to an approved Jocatiqn. Police and 
fire services can be provided; school capacity is available. 
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90"d 11::!101 

The proposed change complies with the goals of the Land Conservation and Development Commission (LCDC). In p8l[licular the 
project meets the goal of Oregon Administrative Rule 660-007-0000 - Metropolitan Housing. The purpose of this rule is to provide 
opportunity for the provision of adequate numbers ofneeded housing units and the efficient use ofland within the Metropolitan 
Portland (Metro) urban growth boundary, to provide greater certainty in the development process and so to reduce hou5ing costs. 

Conclusion: 

90"d 

The proposed change complies with State and City planning goals. The proposed change will not adversely affect 
community facilities, natural resources, transportation systems, or adjacent properties. 
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February 7, 2003 

Tony Konkol 
City of Oregon City 
320 Warner-Milne Road 
Oregon City, Oregon 97045 

RE: Tracey Heights Subdivision" Oregon City, Oregon 
Plan Map Amendment 

Tony: 

I have attached to this letter a narrative describing our request for a Plan Map Amendment for this site. 

I also spoke with Mike Baker of David Evans & Associates regarding the traffic analysis for this project 
and in particular with regards to the Plan Map Amendment. Mike informed me that he did not belie~e that 
any additional information with regards to the traffic study was necessary for this application since all we 
were requesting was the removal of the MH designation. · 

' 
If you have any questions regarding any of the attached information, please feel free to give me a call at 
(503) 636-4005. Thank you. 

cc Chet Antonsen, Pacific Western Homes, Inc. 
Tom Skaar. Pacific Western Hornes, Inc. 

17757 KELOK ROAD, LAKE OSWEGO, OR 97034 (503) 636-4005 FAX (503) 636-4015 
EMAIL: jamesstonno@attbi.com 
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I. EXECUTIVE SUMMARY 

This transportation impact analysis (TIA) has been prepared for the proposed Holcomb 
Boulevard subdivision, to be located one the south side of Holcomb Boulevard between Oaktree 
Terrace and Winston Drive. The site will be developed by Pacific Western Homes and will 
include 30 single-family units, 29 proposed units and one existing unit. Trip generation 
calculations were prepared utilizing the Institute of Transportation Engineers {ITE) Trip 
Generation, Sixth Edition. The subdivision will generate 21 AM peak hour trips and 30 PM peak 
hour trips, based on ITE rates for Land Use Code 210, Single-Family Detached Housing. 

The site will access Holcomb Boulevard using an extension of Winston Drive which is being 
constructed with development of the Wasco Acres subdivision. Holcomb Boulevard is classified 
as a minor arterial and is located inside of the UGB. Sight distances of 500 feet to the west and 
east of Winston Drive along Holcomb Boulevard are available. Both distances exceed County 
sight distance standards of 350 feet. 

Future years of analysis for the study area intersections include year 2003, when full buildout of 
the site is proposed, and year 2008, as required by the City of Oregon City. The future year 
volumes for the development are an overestimate because of the use of the EMMEl2 model to 
project background growth. The Holcomb Boulevard Subdivision site is included as residential 
in the EMMEl2 model and a portion of the new trips would be included in the background 
growth. In 2003, Cascade Highway at Redland Road is expected to operate at a two-hour vie of 
0.91 during the PM peak hour. In 2008, the intersections of Cascade Highway at Redland Road 
and Abernethy Road/Holcomb Boulevard at Redland Road will operate at levels of service "E" 
during the PM Peak hour, with vie of 1.00 or greater without or with the development of this 
subdivision. Development of the Holcomb Boulevard subdivision will not worsen this future 
year vie; thus mitigation is not required. 

The City of Oregon City included the Cascade Highway at Redland Road intersection in their 
"Highway 213 Corridor Study" and identified that this analysis should include evaluation of this 
intersection, but mitigation will not be required or requested. 
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CITY OF OREGON CITY 
Planning Commission 
320 WARNER MILNE ROAD OREGON CITY, OREGON 97045 
TEL (503) 657-0891 FAX (503) 722-3880 

APPLICATION TYPE: Quasi-Judicial(fype IV 

HEARING DATE: April 14, 2003 
7:00 p.m., City Hall 
320 Warner Milne Road 
Oregon City, OR 97045 

APPLICANT: Pacific Western Homes, Inc. 
Tom Skaar 
5530 NE 122"' Avenue, Ste. A 
Portland, Oregon 97230 

REPRESENTATIVE: Pinnacle Engineering 
James Stormo 
17757 Kelok Road 
Lake Oswego, Oregon 97034 

REQUEST: Zone Change from "R-6/MH" Single-Family Dwelling/Manufactured Home 
to "R-6" Single-Family. 

LOCATION: 14812 South Holcomb Boulevard and identified as Clackamas Map 2-2E-
28AD, Tax Lot 4200 (Previously identified as Clackamas Map 2-2E-28A, 
Tax Lot 1900) and a second parcel with no site address and identified as 
Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as 
Clackamas Map 2-2E-28A, Tax Lot 1902). 

REVIEWER: Tony Konkol, Associate Planner 
Jay Toll, Senior Engineer 

RECOMMENDATION: Approval 

PROCESS: Type IV decisions include only quasiRjudicial plan amendments and zone changes. These applications 
involve the greatest a111ount of discretion and evaluation of subjective approval standards and must be heard by the city 
commission for final action. The process for these land use decisions is controlled by ORS 197.763. At the evidentiary hearing 
held before the planning co1n1nission, all issues are addressed. If the planning comn1ission denies the application, any party \Vith 
standing (i.e., anyone who appeared before the planning commission either in person or in writing) may appeal the planning 
com1nission denial to the city co1nn1ission. If the planning com1nission denies the application and no appeal has been received 
within ten days of the issuance of the final decision then the action of the planning com1nission becomes the final decision of the 
city. If the planning commission votes to approve the application, that decision is forwarded as a recommendation to the city 
commission for final consideration. In either case, any review by the city commission is on the record and only issues raised 
befOre the planning commission nlay be raised before the city commission. The city commission decision is the city's final 
decision and is appealable to the land use board of appeals (LUBA) within twenty~one days of when it becomes final. 
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L BACKGROUND: 
The applicant is requesting a zone change from R-6/MH Single-Family Dwelling/Manufactured Housing 
to R-6 Single-Family Dwelling for two parcels of approximately 9.23-acres identified as Clackamas 
County Tax Assessor Map 2S-2E-28AD tax lots 4200 and 4300 (Exhibit !). 

The applicant has submitted concurrent applications on the subject site for the approval of a 29-lot 
subdivision (File TP 02-07), an Administrative Variance to the Lot Width of proposed lot 9 (File YR 02-
15), both of which are Type II Land Use Decisions, a Water Resource Determination (File WR 02-18), a 
Type III Land Use Decision, and a Comprehensive Plan Map Amendment (File PZ 03-01), a Type IV 
Land Use Decision. The subject site is located on the south side of Holcomb Boulevard, west of the 
Wasko Acres subdivision and cast of Oak Tree Terrace. The topography of the site slopes from a low 
point in the southwest comer of the site to a high point in the northeast comer of the site with an overall 
average slope of approximately 10%. Existing vegetation consists primarily of mature trees scattered over 
the subject site. The northern half of the subject site contains an existing single-family detached dwelling 
and garage. 

The Comprehensive Plan designation for the two parcels currently is "LR/MH" Low Density 
Residential/Manufactured Home, which allows the existing zoning for the property, which is R-6/MH 
Single-Family Dwelling District/Manufactured Housing. The applicant has requested a Comprehensive 
Plan Map Amendment to Low-Density Residential which allows the R-6 Single-Family Zoning 
Designation. 

IL BASIC FACTS: 
A. Location and Current Use 
The subject site, south of Holcomb Boulevard and east of Oak Tree Terrace, is located on two parcels 
designated LR/MH Low Density Residential/Manufactured Housing. One parcel is located at 1'1812 
South Holcomb Boulevard and identified as Clackamas Map 2-2E-28AD, Tax Lot 4200 (Previously 
identified as Clackamas Map 2-2E-28A, Tax Lot 1900). The second parcel, which does not have a site 
address, is identified as Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as Clackamas 
Map 2-2E-28A, Tax Lot 1902) (Exhibit 1). 14812 South Holcomb Boulevard is developed with a single
family residence and tax lot 4300 is vacant. 

B. Surrounding Land Uses 
The development directly to the east is identified as the Wasko Acres subdivision and has a LR/MH Low 
Density/Manufactured Home Land Use and is zoned R-6/MH Single-Family Residential. 

South of the subject site are two parcels currently outside the Oregon City city limits. The County parcels 
are designated LR: Low Density Residential. 

Directly west of the subject site are six parcels with the LR: Low Density Residential Land Use and zoned 
R-10 Single-Family Residential. 

On the north side of Holcomb Boulevard is a property that is currently outside the Oregon City city limits. 
The County parcel is designated LR: Low Density Residential on the Oregon City Comprehensive Plan. 

C. Public Comment 
Notice of the public hearings for the proposed Zone Change was mailed to property owners within 300 
feet of the subject site on February 18, 2003. The notice was advertised in the Clackamas Review on 
February 26, 2003 and the subject site was posted on February 21, 2003. The notice indicated that 
interested parties could testify at the public hearing or submit written comments prior to the hearing. 

ZC 02-04 Staff Report 
41712003 

zc 02-04 
2 



Comments were received from the Park Place Neighborhood Association (Exhibit 2a) and the Oregon 
City Director of Public Safety (Exhibit 2b), both of which indicated that the proposed Comprehensive 
Plan Amendment does not conflict with their interests. Comments were received from the Oregon City 
Public Works Department (Exhibit 2c), Oregon City Engineering Department (Exhibit 2d), and David 
Evans and Associates (Exhibit 2e), which reviewed the Traffic Impact Study provided by the applicant. 
The comments have been incorporated into the staff report. 

III. DECISION-MAKING CRITERIA: 
Chapter 17 .68, "Changes and Amendments" 

(a) 17.68.010 Initiation of the amendment. 
A text amendment to this title or the comprehensive plan, or an amendment to the zoning map or 
the comprehensive plan map, may be initiated by: 

A. A resolution request by the commission; 
B. An official proposal by the planning commission; 
C. An application to the planning division presented on forms and accompanied by 
information prescribed by the planning commission. 

All requests for amendment or change in this title shall be referred to the planning commission. 
(Ord. 91-1007 §l(part), 1991: prior code §11-12-1) 

Finding: Initiated. The applicant, Pacific Western Homes, Inc., has submitted a complete 
application to the planning division, thereby initiating the amendment in accordance with 17.68.010.C. 
The narrative information and application form are attached as Exhibits 3 and 4. The application was 
deemed complete on February 12, 2003. 

(b) 17 .68.020 Criteria. 
The criteria .for a zone change are set.forth as follows: 

A. The proposal shall be consistent with the goals and policies o_f the co1nprehensive plan. 

Finding: Complies. Consistency with comprehensive plan policies and goals is addressed m 
Section III.B on page 6 of this staff report. 

Water 

B. That public facilities and services (water, sewer, storm drainage, transportation, schools, police 
and fire protection) are presently capable of supporting the uses allowed by the zone, or can be made 
available prior to issuing a certificate of occupancy. Service shall be sufficient to support the range of 
uses and development allowed by the zone. 

Finding: Complies. There is an existing 16-inch water main in Holcomb Boulevard and existing 8-
inch water mains at the two stub streets coming out of Wasko Acres subdivision. Future development of 
this property will require connecting to the 16-inch main and extending the 8-inch water mams 
throughout the subdivision per city standards. Existing water facilities appear adequate for future 
development of this properly. 

Sewer 
Finding: Complies. There arc existing 8-inch sewer mains in Holcomb Boulevard and in the two 
street stubs from Wasko Acres to the east for the applicant to connect extensions throughout the 
subdivision, if appropriate based on topography. Existing sanitary sewer facilities appear adequate for 
future development of this site. 

ZC 02-04 Staff Report 
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Storm Drainage 
Finding: Complies. This site is in the Livesay Drainage Basin as designated in the City's Drainage 
Master Plan. Drainage impacts to this site are sib'Ilificant. This site drains to the Livesay Creek which 
drains to the Abernathy Creek, an anadromous salmon-bearing stream. The site is also located within a 
Water Quality Resource Overlay District. Erosion and water quality controls are critical for the 
development of this site. 

Future development of this property will require stonn water detention. Continuation and joint use of 
certain existing Wasko Acres stormwater facilities may be appropriate. 

Transportation 
Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 5) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off.site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Schools 
Finding: Complies. Transmittals were sent to the Oregon City School District concerning this 
application. No comments were received. 

Police and Fire 
Finding: Complies. Transmittals were sent to the Fire department concerning this application. No 
comments were received. The Oregon City Police department indicated that this proposed land use 
designation change does not conflict with the interests of the department (Exhibit 2b ). 

C. The land uses authorized hy the proposal are consistent 1-vith the existing or planned function, 
capacity and level o_fservice o_f the transportation ~ysteni serving the proposed zoning district. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing w1its per acre, approximately 8 homes, and the increase does not represent a significant 
amoilllt of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 5) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
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Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special offsite mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 
policies or provisions which control the amendment. (Ord. 91-1007 §!(part), 1991: prior code §11-12-
2) 

Finding: Complies. The Oregon City Comprehensive Plan was acknowledged by the Land 
Conservation and Development Commission on April 16, 1982. The Comprehensive Plan implements 
the statewide planning goals on a local level. The acknowledged Comprehensive Plan includes specific 
goals and policies that apply to the proposed Comprehensive Plan change. Therefore, it is not necessary 
to address the statewide planning goals in response to this criterion. The Comprehensive Plan goals and 
policies are addressed in Section IILB on page 6 of this staff report. 

17.68.025 Zoning changes for land annexed into the city. 

Finding: 

A. Nonvithstanding any other section of this chapter, when property is annexed into the city from the 
city/county dual interest area . . 
B. Applications for these rezonings. 

The subject site is within the city limits. This criterion is not applicable. 

17.68.030 Pnblic hearing. 
A public hearing shall be held pursuant to standards set forth in Chapter 17.50. 

A. Quasi-judicial reviews shall be subject to the requirements in Sections 17.50.210 through 
17.50.250. (Note: the section numbers cited in the Code are incorrect and should be Sections 
17.50.120 through .160.) 
B. Legislative reviews shall be subject to the requirements in Section 17.50.260. (Note: the section 
number cited in the Code is incorrect; it should be 17.50.170.) (Ord. 91-1007 §!(part). 1991: prior 
code §1/-12-3) 

Finding: Complies. According to Section 17 .50.030 of the Code, zone changes and plan 
amendments are reviewed through a Type IV process. According to Section 17.50.030.D, "Type IV 
decisions include only quasi-judicial plan amendments and zone changes." Therefore, the requirements 
of Sections 17.50.120 through .160 apply. 

The applicant attended a pre-application conference with City staff on November 13, 2002. The Prn
Application Conference Summary is attached as Exhibit 6. Transmittals regarding the proposed 
development plan were mailed on February 18. 2003 lo the Park Place Neighborhood Association and 
CICC Chairperson. 

The applicant submitted the application on December 17, 2002. The application was deemed complete on 
February 12, 2003. The planning division scheduled the first evidentiary hearing, before the Oregon City 
Planning Commission, for April 14, 2003. The final hearing, should the Planning Commission 
recommend approval, is scheduled for May 7, 2003 before the Oregon City City Commission. Notice of 
the hearing was issued on February 18, 2003 and the property was posted on February 21, 2003, more 
than 21 days prior to the hearing, in accordance with Section l 7.50.090(B). 
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This staff report has been prepared in accordance with 17.50.120.C. 

The hearings shall be conducted in accordance with the requirements of Section 17.50.120, and the 
review and decision in accordance with Sections 17.50.130 through .160. 

17.68.040 Approval by the commission 
If the planning commission approves such request or application for an amendment, or change, it shall 
forward its findings and recommendation to the city commission.for action thereon by that body. (Ord. 91-
1007 §1 (part), 1991: prior code §11-12-4) 

Finding: Complies. If the Planning Commission approves the applicant's request, the City 
Commission shall review its findings and recommendations at a public hearing. That City Commission 
public hearing has been scheduled for May 7, 2003. 

17.68.050 Conditions. 
Jn granting a change in zoning classification to any property, the commission may attach such conditions 
and requirements to the zone change as the commission deen1s necessary in the public interest, in the 
nature of, but not limited to those listed in Section 17.56.010: 

A. Such conditions and restrictions shall thereafter apply to the zone change,· 
B. Where such conditions are attached, no zone change shall beconze effective until the written 
acceptance of the tenns of the zone change ordinance as per Section 17.50- .330. (Ord. 91-1007 
§!(part), 1991. prior code §11-12-5) 

Finding: Staff has not recommend any Conditions of Approval at this time. Conditions of 
Approval would be attached to any proposed development of this site should it be found necessary. This 
section is not applicable. 

17 .68.060 Filing of an application 
Applications fOr amendment or change in this title shall be filed 1Vith the planning division on fornzs 
available at City Hall. At the time a/filing an application, the applicant shall pay the sum listed in the.fee 
schedule in Chapter 17.50. (Ord. 91-1007 §1 (part). 1991: prior code §11-12-6) 

Finding: Complies. The applicant has submitted the appropriate application forms and fees. 

B. Consistency with Comprehensive Plan 
The applicable goals and policies of the Co1nprehensive Plan are addressed in this section. 

(B) Citizen Participation 
Goal: Provide an active and systematic process for citizen and public agency involvement in the land-use 
decision-making for Oregon City. 

Finding: Complies. The City's process includes public notice, public hearings, and notifying 
sun-ounding neighbors, the neighborhood association, and the CICC. Public notice was mailed on 
February 18, 2003, advertised in the Clackamas Review on February 26, 2003 and the subject property 
was posted on February 21, 2003. 

On February 18, 2003 transmittals were sent to the Citizen Involvement Committee Council (CICC) and 
the Park Place Neighborhood Association apprising them of the application. 

Policy #1 
Encourage and promote a city-wide citizen participation program that helps neighborhoods to organize so 
that they may develop and respond to land-use planning proposals. 
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Finding: Complies. As noted above, the Park Place Neighborhood Associations and the C!CC 
were notified. This staff report and the file containing project information were available for public 
review seven days prior to the first evidentiary hearing. 

(C) Housing 
Goal: Provide for the planning, development and preservation of a variety of housing types at a range of 
price and rents. 

Finding: Complies. Though the applicant has indicated no desire to develop manufactured homes 
on the site, the R-6 Single-Family zoning designation does not preclude the placement of manufactured 
homes on the property, which the R-6/MH zoning designation was designed to promote when zoning 
restrictions limited the placement of manufactured homes. The proposed zone change would allow for the 
development of a variety of housing types, which are not limited by the 20.foot maximum height which 
exists in the R-6/MH zoning designation. 

The Oregon City Comprehensive Plan recommends that the City encourage the preservation of housing 
units in older neighborhoods that are a source of more affordable housing since the most affordable 
housing unit is invariably the unit that is already built, and Oregon City's greatest resource for affordable 
housing is its existing housing stock. 

The surrounding properties are zoned R-10 Single-Family, which requires a minimum of 10,000 square 
foot lots. The property directly east of the subject site was developed as the Wasko Acres subdivision and 
is zoned R-6/MH, which allows 6,800 square foot lots. The proposed R-6 zoning designation, which 
would allow the development of 6,000 square foot lots, would provide additional housing types and price 
ranges in the Park Place Neighborhood and would be designed with similar lot and home sizes as the 
Wasko Acres subdivision to the east. 

Policy #3 
The City shall encourage the private sector in rnaintaining an adequate supply of single and rnultiplc.fami~y 
housing units. This shall be accomplished by relying prinzar#y on the ho1ne building indust1y and private 
sector market solutions, supported by the eliniination of unnecessa1y government regulations. 

Finding: Complies. The applicant has indicated a desire to construct stick built single-family 
detached dwellings on the site. The applicant does not wish to install manufactured housing within this 
project. The dimensional standards of the zoning designation associated with the R-6/MH zoning 
designation does not lend itself to creating lots nor contain dimensional standards (a 20-foot maximum 
building height) that are suitable for stick built homes. 

(F) ]\'atural Resources, Natural Hazards 
Goal: Preserve and manage our scarce natural resources while building a livable urban environment. 

Finding: Complies. The subject site is currently zoned R-u/MH and is developed with one home. 
The proposal to re-zone the site from R-6/MH to R-6 would not significantly alter the amount of coverage 
of development allowed on the site. 

The subject sites do not appear on any of the following maps: Mineral and Aggregate Resources, Fish and 
Wildlife Habitat, Flood Plain, or Seismic Conditions. 

The area is located in an area indicating slopes greater than 25% and Wet Soils- High Water Table. 
Future development analysis will include a Geotechnical Investigation to identify soil types and 
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appropriate development techniques and development on slopes in excess of 25% are required to meet the 
standards of OCMC 17.44 - Unstable Soils and Hillside Constraints, both of which implement the goals 
and policies of the Comprehensive Plan. 

The Oregon City Comprehensive Plan identifies Abernathy Creek and tributaries as follows: 

Description: This resource is approximately 80-1+ miles long. From its confluence with the 
Willamette River to the tributaries in the park Place area and the Red/and Road area this creek 
runs through many diverse areas. Along the creek area 1nuch of the resource is confined to the 
stream con·idor. Zoning ranges from commercial at the 1-205 area, light industrial along 1 7111 

street to single fan1ily zoning in Park Place and rural residential zoning along Red/and Road. The 
creek is in a pipe as it goes under !-205. In the older section of the first level neighborhood area 
buildings (residence, Krueger Lumber Company and the county buildings) are built close to the 
edge of a high bank The county has completed some stream bank stabilization adjacent to their 
facilities. The diversity of the vegetation is good. The vegetation along he creek consists of' 
evergreen and deciduous trees, blackberries, .ferns, and grasses. There is a great deal of cover for 
snzall anbnul life and deer have been observed within the city liniits. 

Potential Impacts: Water runoff fron1 paved areas and other pollutants such as oil from cars could 
be a problem. Removal of perinzeter vegetation could also be a potential problem. New 
construction in any o,f the areas of the creek should have a setback of 25-30 feet, no structure or 
non-native vegetation should be constructed or introduced into the transition area. Water runoff 
problems can be minimized through the require1nents of the state plunzbing code. Uses allowed 
'vvithin the various zoning districts can be allowed ··without impacting the resource, provided that 
transition boundaries and setback requirements are met. 

T11e site is located within the Oregon City Water Quality Overlay District. The applicant has submitted a 
Water Resource Review for the site identifying the resource on the property. Future development of the 
site will be required to comply with Oregon City Municipal Code Section 17.49 concerning Water 
Resource Areas, which provides for the preservation and management of the city's scarce natural 
resources 

Policy #1 
Coordinate local activities '>11ith regional, state and federal agencies in controlling water and air pollution. 

Finding: Complies. Future development applications will need to meet agency requirements that 
protect water and air quality. No increases in air or water pollution are anticipated due to the change in 
zoning from R-6/MH Single-Family to R-6 Single-Family. 

Policy #7 
Discourage activities that nzay have a detrimental effect on fish and wildlife. 

Finding: Complies. The subject site is not located within an identified fish and wildlife habitat 
area, as identified in the Comprehensive Plan. T11e subject site is heavily wooded and contains a ravine 
and headwater of a tributary to Abernathy Creek. The R-6 and R-6/MH zoning designations both allow 
the development of single-family housing, thus the proposed change will not increase the likelihood of 
having a detrimental effect on fish and wildlife. and when developed in conjunction with existing Water 
Resource Overlay District requirements, should not have a detrimental effect on fish and wildlife. 

Policy #8 
Preserve historic and scenic areas within the City as viewed from points outside the City. 
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Finding: The site is not within a historic or scenic area and is not situated so as to affect views of 
such areas from outside the city. This policy is not applicable. 

Policy #9 
Preserve the environmental quality of major water resources by requiring site plan review, and/or other 
appropriate procedures on new developments. 

Finding: The applicant has submitted a Subdivision and Water Resource Review application with 
the City for this site to run concurrently with the proposed Zone Change. Through the Water Resource 
and Subdivision review, the policies of this section will be implemented. 

Policies adopted through Ordinance 90-1031 
Oregon City . .. shall comply with all applicable DEQ air quality standards and regulations. 

Finding: Complies. The proposed R-6 Single-Family allows the development of homes on 6,000 
square foot lots, which usually does not represent a threat to air quality. However, future development of 
the site shall comply with all applicable DEQ air quality standards and regulations. 

All development within the City of Oregon City shall comply with applicable state and federal air. water. 
solid waste, hazardous waste and noise environmental rules, regulations and standards. Develop1nent 
ordinance regulations shall he consistent \Vi th .federal and state environmental regulations. 

Finding: The proposal will be processed under the appropriate procedures for new development in 
order to comply with this policy. 

(G) Growth and Urbanization 
Goal: Preserve and enhance the natural and developed character of Oregon City and its urban growth area. 

Finding: Complies. The proposal will affect approximately 9.23 acres ofR-6/MH zoned property, 
which allows 6,800 square foot lots. The subject site is located in the Park Place Neighborhood, which is 
predominately zoned R-10 Single-Family. Adequate public facilities have been provided to the property 
and additional housing types and sizes will contribute to the developed character of Oregon City by 
providing a neighborhood with multiple housing opportunities at multiple price ranges. 

(H) Energy Conservation 
Goal: Plan urban land development that encourages public and private efforts toward conservation of 
energy. 

Finding: Complies. The subject site is located within walking distance of Holcomb Elementary, 
reducing the need for students to be driven to school, thus reducing vehicles miles traveled. There are no 
public transportation services provided to the subject site, howeverTri-Met bus 34 does provide a route 
up Holcomb Boulevard to the Clackamas County Housing Authority site to the east of the site. 

(I) Community Facilities 
Goal: Serve the health, safety, education, welfare and recreational needs of all Oregon City residents 
through the planning and provision of adequate conununity facilities. 

Finding: Complies. Community facilities include sewer, water, storm water drainage, solid waste 
disposal, electricity, gas, telephone, health services, education, and governmental services. The applicant 
states that urban services are available or can be extended and made available to the site. Public water is 
available within Holcomb Boulevard, Smithfield Drive, and Cattle Drive. An existing sanitary sewer line 
exists within Holcomb Boulevard with adequate depth to serve the site. Storm drainage would be directed 
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to a detention/water quality facility to be constructed on the site and discharged to an approved location, 
police and fire service will be provided and the school capacity is available to support the existing, and 
proposed, Low Density Residential land use. 

Policy #5 
The city will encourage development on vacant buildable land within the City where urban facilities and 
services are available or can be provided. 

Finding: Complies. The subject site, which contains one house, has the necessary urban services 
for low-density residential development stubbed to the site or can be extended to the site and it appears 
these services are adequate for the subject site 

Policy #7 
Maximum efficiency _for existing urban facihties and services will be reinforced by encouraging 
development at nzaximu1n levels permitted in the Comprehensive Plan and through infill of vacant City 
land. 

Finding: Complies. The existing urban facilities and services can be provided to the site and the 
proposed change from R-6/MH to R-6 will not impact the ability to provide the necessary services to the 
site. There is a street stubbed to the site from the east, which will continue through the site and will 
eventually connect to Oak Tree Terrace to the west. The applicant is requesting the maximum density 
permitted in the Low Density residential land use designation and would allow development that will 
maximize the existing urban facilities. 

(J) Parks and Recreation 
Goal: Maintain and enhance the existing park and recreation system while planning for future expansion to 
ineet residential growth. 

Finding: Complies. The Oregon City Parks Master Plan indicates that there currently is a desire to 
discourage the development and maintenance of mini-parks, thus no further parks of this type are needed 
except where high-density residential development occurs or where private developers are willing to 
develop and maintain them. The plan also indicates that open space should be acquired and integrated into 
the overall park system. This can be done by preserving hillsides, creek corridors, and floodplain areas 
that could also serve as conduits for trails. 

The subject site is located within the Oregon City Water Quality Resource Area and will be protected per 
the standards ofOCMC Section 17.49. 

(L) Transportation 
Goal: Improve the systems for movement of people and products in accordance with land use planning, 
energy conservation, nelghborhood groups and appropriate public and private agencies. 

Finding: Complies. City staff informed the applicant that a traffic impact analysis for the proposed 
Zone Change was not necessary as the proposed change would increase the maximum density of the site 
by 0.9 housing units per acre, approximately 8 homes, and the increase does not represent a significant 
amount of increased traffic. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant submitted a Traffic Impact Study (Exhibit 5) for the proposed subdivision on the site, 
which was reviewed by David Evans and Associates (Exhibit 2e). The study indicated that Metro's travel 
demand model reflects 5 percent compound growth through 2020. As this growth occurs, it will magnify 
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the need for intersection improvements at the signalized intersections of Redland Road at Cascade 
Highway and Abernathy Road/Holcomb Boulevard at Redland Road. Both intersections, with or without 
this development, are expected to fail to meet City and ODOT operational standards by year 2008; 
however, the development does not trigger special off.site mitigation. Due to expected continued growth 
in this part of Oregon City, the City and Oregon Department of Transportation should consider the timing 
and extent of improvements to relieve congestion along this corridor. Future development of the site 
would be required to provide a non-remonstrance agreement with the City for future improvements of 
which the proposed development of the site would proportionally contribute. 

Policy #6 
Sidewalks will be of sufficient width to accommodate pedestrian traffic. 

Finding: 
standards. 

Sidewalks will be included in future site redevelopment and will be constructed to City 

RECOMMENDED CONCLUSION AND DECISION 
Staff would recommend that the Planning Commission forward the proposed Zone Change, Planning File 
ZC 02-04, with a recommendation of approval to the City Commission for a public hearing on May 7, 
2003. 

EXHIBITS 
The following exhibits are attached to this staff report. 

I. Vicinity map 
2. a. Park Place Neighborhood Association 

b. Oregon City Police Department 
c. Oregon City Public Works 
d. Oregon City Engineering Department 
e. David Evans and Associates 

3. Application Narrative 
4. Application (On File) 
5. Transportation Impact Study prepared by Group Mackenzie; September 6, 2003 (On File) 
6. Pre-Application notes (On File) 
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attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 
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interests if the changes noted below 
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the reasons stated below. 
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1ttached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
:ecommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

__ The proposal conflicts with our interests for 
the reasons stated below. 

The following items are missing and are 
needed for review: 

SEE ATTACHED Signed --&--rj.*Lft~t_,./t~-1t~it.-__ A_~---:=-c-~-----------
T1tle Ttll (!p;;Jf1d1'2... 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATER 

Exhibits L (_... 
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MEMORANDUM 
City of Oregon City 

DATE: ___ .February 19, 2003 ___________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning lnfonnation Requests 

File Number __ PZ 03-01 & ZC 02-03 REPEAT REVIEW - See 3/18 & 11/4 of 2002 reviews_ 

Name/Address: __ Tax Lots 4200 & 4300 - "Tracey Heights" 14812 Holcomb Blvd 

Holcomb, Cattle & Smithfield Drive - 29 lot sub-division 

Water: 

Existing Water Main Size= _16" on Holcomb Blvd. and 

Existing Location=_ 8" on Cattle & Smithfield Drive ( Wasko Acres)_ 

Upsizing required? Yes_X _ No___ Size Required_ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ _ 

Looping reqwred? Yes_ X __ No__ Per Fire Marshal __________ _ 

Frorn: __ Holcomb Blvd. (use the public alley shown on sheet 2 of 4) --------

To: __ Thru project to adjacent roads_ 

Nevv line size = minimum 8" ductile iron 

Baekfiow Preventor required? Yes No --- x 

Pressure Reducing Valve required for 70 psi or higher. 

Clack~unasRiver Water lines in area? Yes __ No X - -

Easements Required? Yes_~_ No 
See Engineer's comments 

Reco1nn1cndcd cascn1ent vridil1 __ ~ ____ ft. 

\Vatcr Divisions additional con11ncnts No Yes X -- Initial _ eii __ Date_ 2/19 /2003 __ 

Consult Water Master Plan. This is a repeat review. See 3/18 & 11/4 of 2002 reviews. Avoid 
dead-end water mains; please connect to the 16" H20 main on Holcomb Blvd. This will greatly 
improve water circulation, quality and fire flow to proposed project and future projects 
connecting to it. H20 pressures may vary due to elevation changes and individual pressure 
reducing valves installed by contractor after the water meter could be required.· 

Project Comment Sheet Page 1 



MEMORANDUM 
City of Oregon City 

DATE: ___ March 18, 2002 ___________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Jn formation Requests 

File Number PA 02-11 ----------------

Name/Address: No site address - Holcomb Blvd West of Wasco Acres sub-division 

PUD for 29 lot sub-division 

Water: 

Existing Water Main Size~ 16" - -

Existing Location ~ __ Holcomb Blvd & 8" DI in Wasco Acres sub-division 

Upsizingrequired? Yes __ No_X_ Size Required See Water Master Plan inch - -

Extcnsionrequired? Yes_X_ No __ 

Looping required? Yes_X __ No__ Per Fire Marshal _______ _ 

From: Holcomb Blvd. -------

To: __ Wasco Acres sub-division _______ _ 

Ne\v line size= 8" DI ---

Backflow Preventor required? Yes No X 

Clackamas River Water lines in area? Yes_ _ No_ X 

Easements Required? Yes_ -7 _ No 
See Engineer's comments 

Recommended easement width -7 ___ ft_ 

Water Divisions additional comments No Yes_X_ Initial _eli __ Date 3/1812002 

Consult Water Master Plan. 

Owner shall connect to the existing 16" DI water main on Holcomb Blvd., extend a new 8" 
ductile iron water main thru new project to form a loop and connect to the existing 8" DI on 
Smithfield Drive in the Wasco Acres sub-division. The owner shall also extend the existing 8" 
water main on Cattle Drive in Wasco Acres to the end of this project to serve the southern most 
proposed four new lots. 

Project Comment Sheet Page l <-L"'-( 
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MEMORANDUM 
City of Oregon City 

DATE: ____ November 4, 2002 __________ _ 

TO: 
SUBJECT: 

Joe McKinney, Public Works Operations Manager 
Comment Form for Planning Information Requests 

File Number __ PA 02-61 

Name/Address: Holcomb Blvd. & Smithfield Drive - west of Wasko Acres 

28 lot subdivision 

Water: 

Existing Water Main Size~ _16" on Holcomb Blvd. and_ 

Existing Location~_ 8" on Cattle Drive & Smithfield Drive (Wasko Acres)_ 

Upsizing required? Yes_X _ No___ Size Required_ See Water Master Plan_ inch 

Extension required? Yes_X _ No __ _ 

Looping required? Yes_ X __ No___ Per Fire Marshal __________ _ 

From: __ Holcomb Blvd. (use the 20' wide emergency access)-------

To: __ Thru project to adjacent roads _____ _ 

New line size= min 8" DI 

Bnckflow Preventor required? Yes_ No_X 

Pressure Reducing Valve required for 70 psi or higher. 

Clackan1as River Water lines in area? Yes__ No_X _ 

Easements Required? Yes_7_ No 

See Engineer's comments 
Recom1ncnded easc111ent width __ 7 ____ ft. 

Water Divisions additional comments No__ Yes_X_ lnitiaJ _eli __ Date _11/4/2002 __ 

Consult Water Master Plan. In either option, connect to 16" water main on Holcomb Blvd. 
via the 20' wide emergency access casement, extend water main into and thru proposed 
subdivision and connect to adjacent water mains next to project. Avoid dead-end water mains 
whenever possible. Water pressures may vary due to elevation changes. Some lots may or may 
not require individual pressure reducing valves to be installed by contractor depending upon 
psi. 

Project Comment Sheet Page I "...cl. 



DATE: 

TO: 

Feb.20.2003 

MEMORANDUM 
City of Oregon City 

Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PZ 03-()1 ZC 02-()3 Map# 2S-2E-28AD. Lots 4200 and 4300 

NAME: TRACEY HEIGHTS 

Streets: 

Classification: 

Major Arterial Minor Arterial 

Collector Local 

Adclitional Right Of Way Required? Yes No ----
Jurisdiction: 

City X County State 

x 

----

---- ---- ---
Existing width = feet --------
Required width = feet --------

Roadway Improvements? See Transportation System Plan 

Bicycle Lanes Required? Yes ---- No ----
Transit Street? Yes No Line No= ---- --- ----

See Deparnnent additional comments No ---- YesX ---- Initial _P_.I_. __ _ 

L See note page one concerning public alley, would prefer as a private drive, serves same purpose as 

a flag lot driveway. 

Project Comment Sheet Page4 
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DA TE: 3/18/2002 

MEMORANDUM 
City of Oregon City 

~-------------------------------
TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02-J I 
~-------------------------------

NAME: Holcomb Blvd. west of Wasco acres 29 lot PUD sub div 

Sanitary Sewer: 

Existing Sewer Main Size= 811 

~----------~ 

Existing Location= Wasco Acres and Holcomb Blvd. 

Existing Lateral being reused? Yes No x 

Upsizing required? See Sanitary Sewer Master Plan 

Extension required? No Yes X 

Pump Station Required? See Sanitary Sewer Master Plan 

Industrial Pre-treatment required? If non-residential Contract Tri-City Service Disn·ict 

Easen1ents Required? Yes? No ---- ----
Recommended Easement Width ? feet 

~------~ 

Sanitary Sewer additional com1rients? No Yes X Initial CC 

not able to detern1ine if easn1ents are necessary at this ti1ne 

Project Comment Sheet Page 2 



DATE: 3/18/2002 

MEMORANDUM 
City of Oregon City 

TO: Joe McKinney, Public Works Operations Manager 

SUBJECT: Comment Form for Planning Information Requests 

FILE NO. PA 02 I I 
~------------------------------~ 

NAME: Holcomb Blvd. west of Wasco Acres 29 lot PUD sub-div 

Storm Sewer: Yes 

Existing Line Size~ 12 inch None Existing 
~------~ 

Upsizing requlred? See Storn1 Drainage Master Plans 

Extension required? Yes x No ---- ----
From: Holcomb Blvd. and I or Wasco acres 

To: Site 

Detention and treatn1ent required? yes 

On site \Vater resources: None kno\vn Yes X 

Storm Department additional comments?: No Yes X Initial CC 

It appears that a portion of this property lies within a water quality resource area overlay district 

Project Comment Sheet Page3 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 1 
Bob Cullison, Engineering Manager April 7, 2003 

ANALYSIS AND FINDINGS 

The applicant is proposing to develop a subdivision and has proposed a zone change for the property 
located just west of the recently completed Wasko Acres subdivision on Holcomb Boulevard in the 
Park Place area from R-6/MH to R-6. Applicant is also proposing to change the Comprehensive 
Plan Map designation from LR/MH to LR. 

This minor zone change from R-6/MH to R-6 results in a worst case 8 additional lots that will not 
create significant changes in any utility or street requirements. Same holds true for the 
Comprehensive Plan Map Amendment from LR/MH to LR. 

Therefore, Staff recommends approval of the proposed zone change and Comprehensive Plan map 
change as long as the following recommendations and conditions of approval are followed: 

PROVISION OF PUBLIC SERVICES: 

WATER. 

There is an existing 16-inch water main in Holcomb Boulevard and existing 8-inch water mains at 
the two stub streets coming out of Wasko Acres subdivision. 

Future development of this property will require connecting to the 16-inch main and extending the 8-
inch water mains throughout the subdivision per city standards. Existing water facilities appear 
adequate for future development of this property. 

SANITARY SEWER. 

There are existing 8-inch sanitary sewer mains in Holcomb Boulevard and in the two street stubs 
from Wasko Acres for the applicant to connect extensions throughout the subdiYision, if approp1iate 
based on topography. 

Existing sanitary sewer facilities appear adequate for future development of this property. 

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES. 

C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC 
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ZC02-03/PZ03-0l Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 2 
Bob Cullison, Engineering Manager April 7, 2003 

This site is in the Livesay Drainage Basin as designated in the City's Drainage Master Plan. 
Drainage impacts to this site are significant. This site drains to the Livesay Creek which drains to 
the Abernethy Creek, an anadromous salmon -bearing stream. The site is also located within a 
Water Quality Resource Area Overlay District. Erosion and water quality contr·ols are c1itical for the 
development of this site. 

Future development of this property will require storm water detention. Continuation and joint use 
of certain existing Wasko Acres stormwater facilities may be appropriate. 

DEDICATIONS AND EASEMENTS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Aiierial Street in the Oregon City Transp01iation System Plan, which requires a right-of-way 
(ROW) width of 64 to 114 feet. CmTently, Holcomb Boulevard appears to have a 60-foot wide 
ROW along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transportation System Plan, which requires a ROW width of 42 to 54 feet. Currently, these two 
local streets have ROW widths of 50 feet. 

Future development of this property will require dedication of ROW along Holcomb Boulevard. 
Future dedication of ROW within the subdivision is standard. 

STREETS. 

Holcomb Boulevard is a Clackamas County Road and is classified as an Arterial. It is classified as a 
Minor Arterial Street in the Oregon City Transportation System Plan, which requires a pavement 
width of 24 to 98 feet. Currently, Holcomb Boulevard appears to have a 36-foot wide pavement 
width along the project site's frontage. 

The two local streets stubbed out of Wasko Acres are classified as Local Streets in the Oregon City 
Transpo1iation System Plan, which requires a pavement width of'.?.O to 32 feet. Currently, these two 
local streets have pavement widtl1s of 32 feet. 

Future development of this property will require half street improvements along the site frontage 
with Holcomb Boulevard to meet City requirements and continuation of the two local streets 
throughout the subdivision to include possible stubs to adjacent properties. 
C:\Documents and Settings\tkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC02-03 PZ03-01.doc 
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ZC02-03/PZ03-01 Tracey Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 3 
Bob Cullison, Engineering Manager April 7, 2003 

TRAFFIC AND TRANSPORTATION. 

A traffic analysis for this site, prepared by Group Mackenzie and dated September 6, 2002, was 
submitted to the City for review. The applicant's traffic study appears to have reasonable 
conclusions and recommendations regarding improvements to the site itself. The study based traffic 
generation on the proposed use, a 30-unit subdivision. The eight additional homes associated with 
the proposed Comprehensive Plan Map amendment and Zone Change does not represent a 
significant amount of increased traffic. 

Conditions: 

!\one 

C:\Documents and Settingsltkonkol\Local Settings\ Temporary Internet Files\OLK2\ZC02-03 PZ03-0l.doc 



April l, 2003 

Mr. Tony Konkol 
City of Oregon City 
PO Box 351 

DAVID EVANS 
ANoASSOCIATES INC, 

Oregon City, OR 97045 

SUBJECT: REVIEW OF TRAFFIC IMPACT STUDY 
TRACEY HEIGHTS SUBDIVISION - ZC 02-03 PZ 03-01 

Dear Mr. Konkol: 

In response to your request, David Evans and Associates, Inc. (DEA) has reviewed the Traffic Impact Study 
(TIS) and site plan submitted by Group Mackenzie for the proposed Tracey Heights Subdivision 
Development located in Oregon City approximately 700 feet west of the Holcomb Road and Winston Drive 
intersect10n. The material is dated September 6, 2002. 

The TIS describes the current development proposal to build a 30-unit (29 proposed, 1 existing) subdivision 
of single-family detached homes. Access from the proposed site would be provided to Holcomb Boulevard 
via Winston Drive and existing local streets within the Wasco Acres subdivision. The project would involve 
extension of Smithfield Drive and the addition of one north-south street stub. 

Overall Findings 

The applicant's TlA generally meets City guidelines except where noted herein. I concur that the project is 
not expected to trigger off-site mitigation- rather it will simply add to the need for planned improvements 
already underway. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. The 
applicant presented that Metro's travel demand model reflects 5 percent compound growth through 2020. As 
this growth occurs, it will magnify the need for intersection improvements at the signalized intersections of 
Redland Road at Cascade Highway and Abernethy Road/Hocomb Boulevard at Redland Road. Both 
intersections are expected to fail to meet City and ODOT operational standards by year 2008. 

Additionally, increased growth is expected to magnify the need for a center-two-way-left-tum lane along 
Holcomb Boulevard. Such a lane is identified as "optional" under the City's minor arterial street standard. 
Such an improvement is not idenufied in the City's TSP as far as I can tell. Left-tum lanes are warranted at 
spot locat10ns today and the number of Jocat10ns meeting wanants will increase as development occurs. The 
City is encouraged to plan for this type of improvement and consider whether to begin asking developers for 
right-of-way dedication as development occurs. 

Exhibits Ze 
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Mr. Tony Konkol 
PZ03-0l 
Page 2 

Comments 

1. Existing conditions - The applicant reasonably described the existing transportation system 
sunounding the proposed project site including pedestrian, bicycle, and transit facilities. The 
applicant used recent traffic counts dated August 2002 and accurately reflected prevailing 
intersection lane configurations and traffic control. The applicant reviewed existing study area crash 
history as is customary and relevant to T!As. 

2. Background conditions - In developing year 2003 and 2008 background traffic levels without the 
project, the applicant calculated a five percent per year compound growth rate based on 1994 and 2020 
model output from Metro. However they then applied the five- percent compound growth rate as a linear 
growth rate. This process underestimated the background traffic volumes. This type of eJTor is not 
expected to alter the findings for this study but should be cmTected by the applicant for future T!As. 

The applicant appropriately reviewed relevant planning documents and accounted for planned 
improvements within the 2003 and 2008 analysis period. The applicant accounted for in-process traffic 
associated with Oaktree Tenace, Barlow Crest, Barlow Crest 2, Wasco Acres and Trailview Estates using 
ITE's trip generation rates. 

3. Trip Generation/Distribution/Assignment - The applicant appropriately used ITE's trip generation 
equations to estimate site trips during AM and PM peak hours and during the course of a typical 
weekday. The applicant used appropriate methods to distribute site trips to the area road system. 

4. Sight Distance - The proposed project gains access to Holcomb Boulevard via Winston Drive. The 
applicant has appropriately established adequate site distance at the intersection of Winston Drive and 
Holcomb Boulevard. Where the proposed project establishes new local road intersections, such 
intersections need to provide adequate sight distance per AASHTO guidelines. The applicant needs to 
discuss the standards and ensme they are met. 

5. Signal and tum Lane Warrants - The applicant adequately analyzed 2003 and 2008 signal warrants for 
the intersection of Holcomb Boulevard and Winston Drive. A signal at this intersection is not wananted 
by 2008. 

In establishing minor street (Winston Dnve) traffic volumes for use in e\·aluating wainnts, the applicant 
applied a 50-perccnt reduction in n1inor stTeet right-tu111 volun1es. 1-Io\vever, no justification v..1as given 
for the reduction. Winston Drive is a shared lane approach. In reviewing the applicant's traffic counts, 
the proportion of right turns on Winston Drive is generally I 0 percent. Thus, the large share of left turns 
that experience greater delay in making their movement will affect right turns. Thus, no right-tw11 
reduction is warranted. 



Mr. Tony Konkol 
PZ03-0l 
Page 3 

The applicant adequately analyzed the right-tum lane and left-tum lane warrants at the mtersection of 
Holcomb Boulevard and Winston Drive. A left-tum lane is not warranted. A right-tnm lane is warranted 
during PM peak hour operations under all analyzed scenarios. T11e applicant is not recommending a 
right-tum lane based on the assumption that the warrant will only be met during a few hours of the day, 
the fact that adequate capacity is available on Holcomb Boulevard, and that the proposed project adds a 
low volume of site generated traffic to the movement. Because the right tum operates effectively under 
all scenarios and no safety history exists to indicate that a right-tum lane is needed at this time, DEA 
concurs that a right-tum lane is not required at this time. The applicant clearly adds trnffic to the right 
turn movement, and may be asked to participate in the future to fund a right-tum lane when deemed 
necessary. 

The Holcomb Road corridor is undergoing and expected to continue to undergo significant development. 
The applicant presented that Metro's travel demand model reflects 5 percent compound growth through 
2020. As this growth occurs, increased traffic will lead to increased accidents and in all likelihood 
eventually to the need for a center-two-way-left-tum lane. Such a lane is identified as "optional" under 
the City's minor arterial street standard. Such an improvement is not identified in the City's TSP as far as 
I can tell. Left-tum lanes are warranted at spot locations today and the number of locations meeting 
warrants will increase as development occurs. The City is encouraged to plan for this type of 
improvement and consider whether to begin asking developers for right-of-way dedication as 
development occurs. 

6. Traffic Operations - The applicant indicates that the two stop-controlled intersections on Holcomb 
Boulevard at Oaktree Terrace and Winston Drive meet City standards with operations of LOS C or better 
during all analysis scenarios. 

The signalized intersection at Rcdland Road and Cascade Highway and the signalized intersections at 
AbemethyRoad/Hocomb Boulevard and Redland Road meet Oregon City and ODOT operational 
standards in year 2003. By 2008 both intersections fail to meet operational standards during part of the 
day with and without site development. This development, m conjunction with significant growth in the 
area, is degrading operations at these two key intersections. This development does not trigger special 
off-site mitigation. Due to expected continued growth in thispari of Oregon City, the City and ODOT 
should consider the timing and extent of improvements to relieve congestion along this con-idor. 

7. Queuing - The applicant did not report any queuing results for area intersections. A brief overview of 
their operations results suggests that area queuing will not be a significant issue. 

8. Mitigation -- The applicant has not identified the need for any off-site mitigat10n. DEA does not 
rccon1n1end any off-site initigation 

9. Site Plan Review - The applicant's site plan indicates that sidewalks will be provided within the 
development and along the Holcomb Boulevard frontage. In addition a bicycle/pedestrian and emergency 
vehicle accessway linking the development to Holcomb Boulevard will be provided. The applicant 
should assure that removable posts or some other impedance is used to prevent unauthorized vehicles 

,, 



Mr. Tony Konkol 
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from nsing the accessway. Accessways should also be hard surfaced, properly lit, fenced, and ADA 
compliant. 

If you have any questions or need any further infom1ation concerning this review, please call me at 
503.223.6663. 

Sincerely, 

DA YID EV ANS AND ASSOCIATES, INC. 

Mike Baker, PE 
Senior Transportation Engineer 

MJBA:swh 
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TRACEY HEIGHTS 

29 LOT SUBDIVISION 

APPLICATION 

OREGON CITY, OREGON 

Prepared for: 

Pacific Western Homes, Inc. 
5530 NE 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252·3745 

Fax (503) 252-8799 

Prepared by: 

Pinnacle Engineering 
17757 Ke!ok Road 

Lake Oswego, Oregon 
Phone (503) 636-4005 

fax (503) 636-4015 

Revised 
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TRACEY HEIGHTS 29 LOT SUBDIVISION 

APPLICANT 

Pacific Western Hornes, Inc. 
Mr. Chet Antonsen 

Mr. Tom Skaar 
5530 N.E. 122nd Avenue, Suite A 

Portland, Oregon 97230 
Phone (503) 252-3745 
Fax (SOS) 252-8799 

APPLICANTS REPRESENTATIVE 

Pinnacle Engineering 
Mr. James Stormo P.E. 

17757 Kelok Road 
Lake Oswego, Oregon 97034 

Phone (503) 636-4005 
Fax (503) 636-4015 

LOCATION & LEGAL DESCRIPTION 

Tax Lots !900 and 1902 
Partition Plat PP 1994-61 

Section 28 T2S R2E 

SITE AREA 

Approximately 9 .23 acres 

ZONING "' 

R6/MH 

APPROVAL CRITERIA 

City of Oregon Clty Zoning Code 

APPLICANT'S REQUESTED APPLICATION 

Preliminary Plat for 29 lot Subdivision 
Zone Change 

Geotechnical Review 
Traffic Impact Study· Review 

6 Minor Variances 
\V arer Resource Review 

This report wi11 provide background information about the site and th; proposed developmenL It will also address tlie provisions o 
the City of Oregon City's Zoning Code applicable to a 29 lot rubdivision. 

Tracey Heights Subdivision Application 
Page 1 



PROJECT SUMMARY 
Th plication requests approval for a twenty nine (29)-lot subdivision of the subject site. The proposed lot and stree layout as 
dep'"'ed on the attached preliminary plat submitted with this application. All twenty nine (29) lots proposed by this ap lication will 
have frontage and take access onto a dedicated public right-of-way. The applicant is proposing two public alleys within the site 1hat 

will provide driveway access to lots that have frontage along Holcomb Blvd. The applicant is also requesting a zone c'ange to 
eliminate the MH designation from the property. The lots being created satisfy the requested designation R-6 zone requirement for a 
minimum Jot size of 6,000 square feet. One (1) request for minor variances to lot width is also being requested. 

PHYSICAL FEATURES 

The parcel of land involved in this application is located on the south side of Holcomb Blvd., west of the Wasko Acre Subdivision 
and east of Oak Tree Terrace. The topography of the site slopes from a low poillt in the southwest corner of the site to/a high point · 
the northeast comer of the site with an overall average slope of approximately I 0%. EJ<isting vegetation consists primbruy of matur 
trees scattered over the subject site. The northern half of the subject site contains an existing single-family detached dr

1 
e!ling and 

garage that are to remain. There are no known natural hazards or wetlands on the subject site. 

SUR.ROUNDING LAND USE 

The parcels to the east of the site are single-family residential lots zoned R-6MH. The site is bordered on the west by arger 
undeveloped parcels zoned RI 0. The site is bordered on the north by Holcomb Blvd. The parcels bordering the soutl of the site are 
zonedFUlO. 

FINDINGS 

Th;, application involves re-configuring the subject site into a total Of twenty nine (29) Separate Jots of record. The SU dect site 
ct ts of Tax Lots 1900 and I 902 of Clackamas County Assessor's Map 2S-2E-28, is zoned R-6 and totals approJ<i ately 9.23 acr s 
in size. 

The fo!lowing chapters and sections of the City of Oregon City Zoning Code are applicable to this preliminary subdi0sion pl!11 
application based upon: (T) existing conditions present upon and surrounding the subject site, (ii) requirements conveYed by Oregon 
City staff during the pre-application 1*eting held for this project on November 13 .. 2002, and (iii) a review of Title 1 & Title 17 of 
the City of Oregon City's Zoning Code. 

·t'0'd 
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TITLE 17 -ZONING 

CHAPTER 17.12 R-6 SINGLE FAMILY DWELUNG DISTRICT 

17.12.020 
17./2.040 

Permitted Uses 
Dimensional Standards 

APPLICANT'S RESPONSE: 

As per the applicable provisions of these sections, this application involves the subject site proposed under the R-6 zoning 
designation. This application proposes to create single-family detached dwelling lots, a permitted use in the R-6 distric . There are no 
conditional uses proposed through this application. As depicted on Exhibit A .. the preliminary plat, all twenty nine (29) lots being 
created through this application satisfy the minimum square footage area requirements and the average lot width and 1 t depth 
requirements for the R-6 district with the exception of Jot 9. A minor variance for lot width is being requested for this ot. Detached 
single family residences can be sited on each of the twenty nine (29) lots being created satisfying the height and setbac requiremen 
of the R-6 zone. At the maximum density levels permitted through Section 17.06.070, the total maximum dwelling 'ts for the 
subject site is calculated as follows: 

(9.23 Acres)(7.3 Units/Acre)= 67 4 Units 

This application proposes a total of twenty nine (29) lots. Due to the steep slopes present upon the subject site and the existence of ~ 

water resource overlay on the property, further division of the subject site is not likely to occur. The creation oftwen . nine (29) lots 
is within the maximum density allowed for the subject site. All of the lots (with the exception of the Jot widths for lot ) meet the 
dimensional requirements of this section. 

CHAPTER 17.44 UNSTABLE SOILS AND HlLLSmE CONSTRAINT OVERLAY DISTRICT 

APPLICANT'S RESPONSE: 

The subject site slopes from a low point in the southwest corner of the site to a high point in the northeast corner of thb site, and has 
an average overall slope of 10 percent. A geotechnical investigation of the subject site has been conducted to address e issues .. 
related to unstable soils and hillside constraint, please see the enclosed report provided by Geotech Solutions. 

CHAPTER 17.47 EROSION CONTROL 

t!PPLICANT'S RESPONSE-

An Erosion Control Plan for the subject site, satisfying the provisions of this section, will be submitted at the time fin 1 engineering 
plans are prepared for the public street and utility design and prior to final plat approval. I 

CHAPTER 17.49 WR WATER RESOURCES OVERLAY DISTRICT 

I 7.49.010 Purpose 

APPUCA.NT'S RESPONSE: 

The purpose of the overlay district is to conserve and protect inventoried wetlands, water courses, and associated nattlral resource d 
water resource values. By complying with the requirements of this chapter, the proposed zone change and subdivisidn application 
support the purpose of this section. The applicant has submitted with this application a water resource report delineating the limits f 
the vegetative corridor. 

Tracey Heights Subdivision Application 
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17.401150 Water Quality Resource Area Standards 

APPLICANT'S RESPONSE: 

I 
I 
I 

The applicant retamed the services of Environmental Technology Consultants to prepare a Water Resource Report to dltermine the 
extent of the resource area and the width of the vegetated corridor. The report was prepared to address the infonnationTset forth in 
this section. A copy of the report has been attached with this application. The vegetative corridor has been depicted o 

1 
the site 

dimension plan shown on Exhibit "A" - sheet 1 of 4. 

17.49.060 Subdivi•ions and Partitions 

AP PL/CANT'S RESPONSE: 

The applicant has prepared a report in order to determine the location of the vegetative corridor. The delineated veget tive corridor 
has been shown the preliminary site plan. A majority of the vegetative corridor has been contained within Tract "A", common ope 
space tract. However, a small portion of the vegetative corridor is being shown on private lots (along the rear lot line flots 1 throu 
4). The small area of vegetative corridor located within private Jots is proposed to be located within a protective easement which is 
intended to prohibit any building activity within the corridor. The applicant feels that excluding the vegetative corriddr area from 
these lots will create a hardship in that it will limit the land available for a suitable building envelope. Creating a proujctive ea.semen 
satisfies the purpose of the code to protect the slope and resource area. ' 

17.49.070 Density Transfers 

APPLICANT'S RESPONSE: j 
T. Jplicant is not requesting a density transfer nor does the applicant wish to apply for a planned unit developm en Therefore, 
section is not applicable. I 

CHAPTER 17.50 ADMINISTRATION AND PROCEDURES ' 

17.50.030 Summary of the City's decision making processes 

APPLICANT'S RESPQNSK 

As per the applicable provisions of this section, this application for a twenty nine (29) lot subdivision is a Type II dee sion and 
therefore subjeCt to the review and approval process outlined within the provisions of this section . . 

Chapter 17.50.050 Pre-application conference and nelghborhQod meeting 

4ppLTCANn£ RESPONSE.· 

Per the applicable provisions of this section, a pre-application meeting was held with city staff on November 13, 2001. The subject 
site ts located w1thm the Park Place Neighborhood Association. The applicants representative met with Mr. Ralph Kiefer and Mrs. 
Lois Kiefer of the Park Place Neighborhood Association on friday December I 3th, 2002 (see attached letter from Mf. Kiefer dated 
December 13, 200:2). A foll sized set of plans were reviewed and a project overview was given to Mr. and Mrs. Kief1rr. Both Mr. 
and Mrs. K1efer md1cated they would support the application as well as the requested zone change. 
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CHAPTER 17.60 VARIANCES 

17.60.0lO Variances~ Grounds 

A PPL!CANT'S RESPONSE· 

The width of the parcel does not allow for 6 lots to be developed at the standard width of 60 feet. Requiring the applic~t to adhere to 
the 60 foet requirement would eliminate a lot from the site plan. ! 

I 
The variance would not cause substantial damage to adjacent properties by reducing light, air, safe access or other desillable or 
necessary qualities otherwise protected by this title. 

The circumstances for requesting this variance are not self imposed. The applicant is required by the City to extend an existing street 
(Smithfield Drive) along its current alignment and extend to the western property line of the site. Orientating Jots alon the south sid 
of Smithfield Drive as shown on the preliminary plat utilizes the property to the fullest. Unfortunately, the width of th parcel is not 
wide enough to accommodate 6 lots. The existence of the Water Resource area also places a constraint on the prope that would 
otherwise not exist. 

Du. e to the existing street configuration and width of the parcel, no practical alternatives exist that would accomplish l" same purpos 
and not require a variance. 

The variance is the minimum necessary to alleviate the hardship. Also, the variance conforms to the comprehensive p n and the 
intent of the ordinance being varied. Approving the variance also maximizes density within the site, which is also enc uraged by the 
City. 

17.60.030 Variances - Procedure.\· 

APPLICANT'S RESPONSE· 

The applicant is requesting a minor variance to the required lot width of 60 feet as required by the zoning code. A m · or variance ro 
the required lot width is defined as a variance ofless than or equal to J 0% of the required dimension. The applicant is requesting tbi 
minor varianc'1,for the lot widths of lot 9. A summary of the required lot width~·equested lot width, and percent of the variance. 

Lot 

9 

Required Wldtlt 
(Feel} 

60.0 

Requested Widtlt 
(Feet) 

55.00 

% of variance 
from the standard 

8.33% 

As sho\VJI above, the percent of variance is less than 1 Oo/o as required by a minor variance. 

ln lieu of placing a burden of the variance on numerous lots, the applicant has chosc..-n to reduce the total number of variances to one 
lot. I 

L0'd 

Treoey Heights Subdivision Application 
Page 5 



TITLE 16 -SUBDIVISIONS 

CB "ER 16.08 SUBDIVISIONS -PROCESS AND STANDARDS 

16.08.020 Pre-application conference required 

On satisfaction of the above provisions of this chapter, this twenty nine (29) lot preliminary subdivision application wa discussed at 
two pre-application meetings with Oregon City staff. The fir.t meeting was held on April 2, 2002 and the second meet g was held 
on November 13, 2002. 

16.08.040 Preliminary subdivision plat -required plans. 

APPLICANT'S RESPONSE· 

The applicant has submitted with this application a preliminary plat plan package shown as Exhibit A,. The plan pac~ge consist of 
preliminary site dimension plan, a preliminary sanitary sewer and water plan, a preliminary grading and storm drainag plan, and a 
preliminary tree removal plan. The plans show existing topography, existing utilities, existing trees, and other inform tion depicting 

the applicable information found within this section. L 
The applicant hes also submitted a detailed traffic study prepared by a professional transportation engineer licensed in e State of 
Oregon. 

J 6.08.050 Preliminary subdivision plni -na"ative statement 

t_ -.!CANT'S RESPONSE· 

The applicant has submitted a detailed narrative to address the criteria shown within this section. included is a discussion on how th 
project meets various code criteria as well as a summary on how existing services will be extended to service the need.S of the projec . 

As to the provision of public services, th.ey will~c provided &S follows: l I 

Water I 

There is an existing 8" public water line located within Smithfield Drive that terminates at the eastern edge of the pro 

also an existing 8" water line at the southern terminus of Cattle Drive. An existing 8-inch water line also exist within 
The existing water system surrounding the property contain adequate capacity to serve the subject site_ New public 
valves, fire hydrants, and services will be constructed to serve each of the twenty nine (29) lots being created, as sho 
preliminary water plan (Exhibit A - sheet 2 of 4), 

Sanitary Sewer 

erty _ There i 

olcomb Blv 
ter lines, 

non the 

An existing sanitary sewer line exist within Smithfield Drive at the eesterr boundary of the proiect site. An existing janitary sewer 
line also exist at the southern terminus of Cattle Drive. However, neither of these sewer lines have adequate depth to1serve the nee 
of the proposed development. An existing sanitary sewer line located within Holcomb Blvd. does have adequate capp.city and dep 

to serve the needs of the project. Therefore, a new public sanitary sewer line will be extended from Holcomb Blvd. tough the sit to 
serve the proposed lots. The new sanitary sewer system will be located in both public sewer easements and dedicate public right
way. Each proposed lot will be serviced with a sewer lateral and individual service connections in the approximate l cations depic d 
on preliminary sewer plan (Exhibit A - sheet 2 of 4). 
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Storm Sewer and Storm Water Drainage 

As depicted on Exhibit A, the topography of the subject site slopes from a lot point in the southwest corner of the site t high point in 

the northeast comer of the site. After discussions with Oregon City Engineering staff, the storm water will be collectectl within a new 
storm drain system and routed to a Stollll water quality/detention pond located within Tract "A"- The applicant has aualched to this 
application a preliminary storm water drainage report and calculations (see Exhibit B). The extension of Cattle Drive i~ proposed to 
drain to the sto!Til system located within the Wasko Acres project. The storm water from lots 1 through 4 are proposed Ito drain 

directly to Tract "A". The storm water from lots 18 through 21 will be directed to a proposed storm system within Holomb Blvd, 
The proposed detention pond has been over-sized to account for the drainage from the lots that are not discharging the· storm water 

to fue pond. 

Traffic and Transportation · 

The frontage created by the dedicated public right-of -ways, as well as the creation of the two public alleys, will provi e adequate 
access for the twenty nine (29) lots created through this proposed subdivision. 

Schools, Fire and Police 

Fire and police services are provided by the City of Oregon City within the incorporated city limits. The subject site is ithin the ci 
limits. No school capacity issues have been raised to date with regard to this application. In addition to the existing r sidence, each 
of the twenty eight (28) new parcels being created will pay property taXes contributing towards the budgets of each of ese public 
services. 

CHAPTER 16.12 MINIMUM IMPROVEMENTS AND DESIGN STANDARDS FOR LAND DIVISIONS 

l6.12.020 Street Design -Generally 

APPLICANT'S RESPONSE: 

As depicted on Exhibit A (sheet 1of4), the preliminory plat, two dedicated public streets and two public alleys are pr~posed to serv 
the subject.site. These new public right-of-way's will provide access to each of the twenty eight (28) lots being creat± as well as th 
existing J;>use and garage that will remain on lot 19 within the subject site. The proposed streets take into considerati n the varying 
topography of the subject site , existing street patterns, and protection of the water resource area. The street system as.!!hown provi s 
adequate access for the proposed lots depicted on the preliminory plat. i 
16.12.030 Street Design -Minimum Right-of- Way i 

I 
APPLICANT'S RESPONSE: I 
As depicted _on Exhibit A, the preliminary plat, the local street proposed by this application is design to City standard~. The street 
system consist of both pubhc _streets and public alleys. The public streets will maintain a right of way width of 53 fee). The street 
section consist of a 32 foot wide pavement area with 5 foot planters and 5 foot sidewalks along both sides of the street The public 
alleys will maintain a right of way width of 20 feet and pavement width of 16 feet. The proposed street is located within the R-6 
zoning designation, which is an LDR designation, and meets the requirements of the provisions of Section 16.20.060 bctctressed her 
below. The applicant also proposes to dedicate 10 feet along Holcomb Blvd. and construct frontage improvements albng the prope 
that abuts Holcomb Blvd. The improvements will include widening the pavement to width of 32.0 feet from center lfue. This 
pavement width will accommodate half of a center twn lane (6 feet), a through lane (12 feet), a bike !are (6 feet), p1ing lane (8 
feet), and 7 foot sidewalk with tree wells. These street sections were given to the applicant at the pre-application me ting held on 
NoVelJlber 13th, 2002. , 

60'd 

Tracey Heights Subdivision Application 
Page 7 

<:i :81 [001:-61:-HtJf 



)6.1 ~ "40 Street Design -Reserve Strips 

APJ'LTC4.NT'S RESPONSE: 

As depicted on Exhibit A, the preliminary plat, there is are two reserve strips proposed by this subdivision application. (The first 
reserve strip is located at the western termJnus of the new Smithfield Drive at the \\•estem edge of the site. The second' reserve strip i 
located at the southern terminus of the new Canle Dtivc extension at the southeastern corner of the site. 

16.12.050 Street Design -Alignment 

APPLICANT'S RESPONSE: 

I 
The provisions of this section do not apply to local streets or public alleys. This application proposes construction ofljoth local publi 
streets and public alleys. Therefore, the provisions of this section are not applicable. Prior to final plat approval, enguleered drawin 

I 

will be provided to the City of Oregon City for engineering approval of the public streets and public alleys. 

1

, 

16.12.060 Street Design -Constrained Local Streets and/or Rights-of- Way 

APPLICANT'S RESPONSE: 

No constrained streets are proposed within this project. Therefore, the provisions of this section are not applicable. 

16.12.070 · Street Desi[{ll -Intersection Angles 

APPT JCANT'S .RESPONSE: 

As depicted on Exhibit A, the preliminary plat, connection of the proposed local east-west street (Smithfield Drive) w th the propose 
local nortb-south street (Tracey Court) will be at an angle of approximately 90 degrees. This connection will be desi ed providing 
minimum of25 foot retum radius along the proposed curb line. 

16.12.080 Street Design -Additional Right-of- l&'ay .. 
APPLICANT'S RE$PONSE· 

I 

I 
I 

This application for division of the subject site proposes a 10 foot dedication of additional right-of-way along the frontage of the 
property with Holcomb Blvd. The amount of required dedication was given to the applicant by City staff at the time ~f pre-
application meeting. I 

16.12.090 Street Design -Half Street I 

APPLICANT'S RESPONSE: 

This application does not propose any half-street improvements. Therefore. the provisions of this section are not applicable. 

16.12.100 Street Design - Cul-de-Sac 

APPLICANT'S RESPONSE: 

As depicted on Exhibit A, the preliminary plat, there is one cul-de-sac proposed by this application. The use of a c~'.Lde-sac is 
oidable because the City does not want a connection made to Holcomb Blvd from this site. The length of the ~':'11-de-sac is Jes 

tban 350 feet as shown on Exhibit A. The proposed cul-de-sae will have a right-of-way radius of 55.5 feet. 11lis ra us provides 

Tracey Heights Subdivision Application 
Page 8 

£1:s1 £00c-6c-N~r 

• 



adequate right of way to accommodate pavement, curb, planter strip and sidewalk. 

16.12.110 Street Design -Private Street 

APPLJCANT'S RESPONSE: 

No private streets are proposed within this project. Therefore, the provisions of this section are not applicable. I 

16.12.120 Street Design -Street Names I 

APPLICANT'S RESPONSE: ~ 
This application proposes the construction of three public right-ot:way's to serve the subject site. Two streets are an e nsion of 
existing public right e>fways (Smithfield Drive and Cattle Drive). The third new street is a cul-de-sac that has been te atively name 

Tracey Court. Prior to final plat, a the name will be finalized with the City. 

16.12.130 Street Design -Grades and Curves 

APPLICANT'S RESPONSE: I 

As shown on Exhibit A, the proposed streets meet the City's requirement for curves and grades. Engineered drawings lof the propose 
public streets and public alleys will be submitted to the City fill approval prior to final plat. The review process will isure that the 
streets are designed in satisfaction of the City's Street Design Standards and Specifications. The applicant is proposin a small angle 
point of approximately 8 degrees at the point Smithfield Drive will connect to the end of the existing street located wi in Wasko 

Acres at the eastern edge of the site. I 

16.12.140 Street Design -Acass Control 

APPT lCANT'S RESPONSE.· 

The provisions of this section outline requirements that may be required for sites abutting an arterial street. Holcomb lvd. is 
classified as a minor anerial by the City's Street Classification System. The pre-application notes and conference suminary specify 
that half street improvements will be required along Holtomb Blvd. The half street improvements will include pavernbl.widening t 
32 feet from centerline and a 7 foot sidewalk width tree wells. I 

16.12.150 Street Design -Pedestrian & Bicycle Safety 

A PPTJCANT'S RE'iPONSE· 

i 
The provisions of this section discuss the authority of the decision-maker to require that the design of proposed streetj be done in su h 
a way to discourage non-local traffic. There have been no discussions with staff to date requiring special consideratiob be given to e 
local street design in an effort to discourage non-local automobile traffic. j 

16.12.160 

H'd 

Street Design -AUc>ys 
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16.12.170 Street Design -Trll1'sit 

A Pr ~!CANT'S Rf;SPONSE· 

As depicted on Ex.hibit A, the preliminary plat, the proposed public streets being proposed through this subdivision ap , ication will 
not have the capacity to serve as a transit street. The nearest transit service is provided by Tri-Met along South Holconib Boulevard 

that abuts 1he project site. 

16.12.180 Strut Design -Planter Strips 

APPLTCANT'S RKSPON$E· 

As depicted on Exhibit A, the preliminary plat, this application proposes construction of streets with a 53 foot side ri ·Of-way. Thi 
right of way width will allow for the construction of a 5 foot planter adjacent to the curb along both sides of the street. No planter 
strips or sidewalks are proposed for the public alleys. A planter strip is not proposed along the frontage of Holcomb B vd. The 
proposed sidewalk located along Holcomb Blvd. will contain tree wells to accommodate the installation of street trees. 

16. 12.190 
16.12.220 

Blocks- Generally 16.12.200 Blocks· Length 16.12.210 Blocks- Width 
Blocks- Pedestria11 and Bicycle Access 

1PPLICANT'S RESPONSE· I 
As depicted on Exhibit A, 1he preliminary plat, there are no blocks proposed by this twenty nine (29)·\ot subdivision application. 
Therefore, the provisions of this section are not applicable. I 
1( 230 Building sites 

I 
APPlfC;jNT'S RESPONSE: 

This application proposes a twenty nine (29)-lot subdivision of the subject site resulting in the creation oftwent)' eigh (28) new 
=ingle·farnily residential Jots and a reconfiguration of an existing residence (Lot 19 contains the existing single-family, dwelling and 
garage that will remain). All twenty nine (29) lots comply with the lot area requirements of the R-6 zoning d!signatioh. 

I 
16.12.240 Building site -frontage widtil requirement j 

I 

APPl[CANT'S RESPONSE· ~ 

As depicted on Exhibit A, the preliminary plat, all of the proposed twenty nine (29) lots will have at least 20 foet of fr ntage onto th 
proposed public right-of-way other than an alley. , 

Lots 18 through 21 have frontage along Holcomb Blvd. However, Holcomb Blvd, will not scrve as the access point t~ these lots. 
Public Alleys are proposed to proved adequate driveway access to these lots as well as lots 17, and 22. Lots 24 and 2S are proposed 
flag lots. Both lot 24 and lot 25 have 20 feet of frontage along a public right of way (Tracey Court). 

16.12.250 Building site -through lots 

APPLICANT'S KEV>QNSE 

As depicted on Exhibit A, the preliminary plat, there arc four lots that have frontage along Holcomb Blvd. These lo I could be 
r idered a through lot. Since Holcomb Blvd. is classified as a minor arterial, the applicant is proposing to access Jese lots via a 
I->-,iic alley. The use of an alley in this situation is encouraged within the code as stated in section 16. J 2.250. 
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16.12.260 Bui/ding site -lot and parcel side lines 

APPLICANT'S RESPONSE· 

As depicted on Exhibit A, the preliminary plat, the side lot lines being proposed run at right angles to the street upon w ich they face 
as fBI as is practicable in satisfaction of the provisions of this section. 

16.12.270 Bullding site -solar access 

A PPUCANT'S RESPONSE· 

As depicted on the preliminary plat, each of the twenty nine (29) lots proposed by this subdivision application contain ufficient Jot 

area to provide solar access to each potential strucmre. 

16.12.280 Building site -grading 

APPLICANT'S RESPONSE· 
I 
I 

In satisfaction of the provisions of this section, all future grading completed for building sites, not shown on the prelirqnary grading 
plan, shall conform to the various applicable requirements listed in this section. Review of building site-grading and etosion control 

plans will be fulfilled through the building plan review process. I 

16.12.:290 Building site -setbacks and bullding location I 

APPLICANT'S RESPONSE: 

The provisions of this section apply to lots fronting on collector or minor arterial streets. Holcomb Blvd. is classified as a minor 
arterial street. As depicted on the preliminary plat submitted with this application, Lots 18 through 21 have frontage along Holcomb 
Blvd. The garages for these lots will access from a public alley and will be located a minimum distance of 5.0 feet froln the right of 
way of the public alley. ] 

As stated previously, these lots will have vehicular access from two public alleys located adjacent to the lots. 
l 

16.12.300 Building site -division of lots 

APPLICANT'S RESPONSE: 

I 

I 
I 

The total square footage of the subj~ct site is approximately 9.23 acres in size. Under the R-6 zoning designation, the ubject site 
would have the potential for division into approximately sixty seven (67) separate lots. However, due to the slopes pr sent upon the 
subject site and the existence of a Water Resource Overlay on the site, division further than the proposed twenty nine 29) lots will n t 
be possible_ 1 

1 

16.12.310 Building site-pro1ection of trees 

APPLICANT'S RESPONSE. 

In satisfaction of the provisions of this section, all trees greater than six (6) inches will be preserved where practicable outside the 
building envelopes, streets/utilities areas, utility easements, detention pond. and driveways of the twenty nine (29) 1o ! being create 
through this application. The applicant has submitted a tree removal plan with this application, see Exhibit A - sheet of 4. 

[l:. d 
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16.12.320 Easements 

AR "ANT'S RESpQNSE: 

As per the applicable provisions of this section, utility easements will be provided as necessary based upon final engin ering plans. 
The applicant is proposed a 15 foot public sanitary sewer easement along the rear of lots 17 and 1 & and along the side l t line of lots 
16 and 17. Another 15 foot wide sanitary sewer easement is proposed along the eastern edge of Tract "A" and along tlie eastern lot 
line oflot 4. A 15 foot wide public storm sewer easement is proposed between lots 7 and 8. The applicant is also pro sing a priva 
ten (10) foot sanitary sewer easement across lot 21 in order to install a private sewer lateral to serve lot 20. 

16.Jl.330 Water Resources 

APPLICANT'S RESPONSE: 

There is a water resource area located upon the subject site. Therefore, the provisions of section 17.49 have been addrlssed within th" 
application narrative. 

16.12.340 Minimum lmprovements -Procedure5 I 

APPLICANT'S RESPONSE: I 
The provisions of this section apply to improvements proposed for construction. The improvements proposed for con~truction upon 
the subject site in relation to the proposed twenty nine (29)-lot subdivision will be approved through the final plat app~oval process 
and will be inspected by the City at the time of construction. Therefore, the provisions of this section are not applicable at this time. 

16.11.350 Minimum Improvements -Public Facilities I 
APP/,fCANT'S RESPON$E· 

This application request approval to subdivide the subject site into a total of twenty nine (29) separate lots of 
record. Under Title l 6, public facilities improvements shall cornply with these provisions as follows: 

.. 
.A. Transportation System 

As depicted on the preliminary plat, this application proposes the dedication of three public right-of-ways imd two pu lie alleys. 
These proposed local streets will provide access to all of the lots within the proposed subdivision as well as serving as future access 
the properties adjacent to the subj eet site to the south and west. 

I 

I 
B. Storm Water Drainage System 

As depicted on Exhibit A, the storm water drainage from the site will be collected and routed to a storm water detenti~n/water quali 
pond located within Tract "A". I 

C. Sanitary Sewer System 

There is an existing sanitary sewer line located within Holcomb Blvd. that will be extended into the site to provide saij.itary sewer 
service to the project. This new sewer line will serve the development of the subject site via individual service Jateralt and individ 
service connections in the approximate locations depicted on Exhibit A, the preliminary plat submitted with this appliltion. 
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I 

I>. Water System I 
I 

Then: are two water lines that are stubbed to the properly; One is located at the western end of Smithfield Drive and anpther at the 
southern end of Cattle Drive. New 8-inch water lines will be extended into the site to serve the needs of the development. Individual 

water Jines, meters and services will be constructed to serve each of the twenty nine (29) lots being created. 

E. Sidewalks 

As depicted on the preliminary plat submitted with this application, the construction of sidewalks are included in the ical street 

section. 

F. Bicycle Routes 

A bike lane is being proposed along Holcomb Blvd. The applicant is not proposing construction ofa bicycle lanes or icycle route 

for the proposed on-site public streets or public alleys. 

G. Street Name Signs and Traffic Control Devices 

Per the provisions of this section, any street name signs required by the City, to be paid for by the applicant as well as 
control devices to be designed as directed by the City Engineer. These provisions will be satisfied by the applicant thro 
plat approval process. 

H. Stre~t Llgllts 

y traffic 
gh the final 

The provisions of this section require placement of street lights in conformance with all City regulations. The placernel!lt of street 
lights upon the subject site will be determined during final plat review. 

I. Street Trees 

The provisions of Chapter 12.08 -Street Trees determines the planting requirements for street trees along all street fro ges. The 
location of street trees will be done at the time of building permit for the individual lots. 

J. Benell Marks 

The placement ofa bench mark within the boundaries of the proposed subdivision will be determined during the final lat approval 
process. 

K. Other 
' 

The under-grounding of electrical lines will be accomplished as a result of the approval of this subdivision application! 

L. Over-sizing of Facilities 

The design of the facilities and improvements that will be provided in conjunction with the approval of this applicatio will be 
determined at the time of the final plat approval process. Therefore, the provisions of this section are not applicable a this time. 

! 

M. Erosion Control Plan -Mitigation 

Erosion and sediment control plans will be submitted for approval as part of the final plat review process. Therefore, e provisions 
of this section are not applicable at this time. 
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16.12.360 M'mlmUm Improvements -Road Standards and Requirements 

Al'PJ..JCANT'S RESPONSE: j 
The provisions of this section address the estabhshment of streets, private or public, wi1hin proposed developments. A depicted on 
the preliminary plat submitted with this application, all streets proposed are to be public right of ways or public alleys. I No private 
streets are proposed. 

i 
16.12.270 Minimum Tmpr(Jvement< -Timing Requirements 

APPUCANT'S RESPONSE: 

Construction of public improvements proposed upon the preliminary plat submitted with this application will be comp! ted after 
approval oftbe final plat. Tue applicant will guarantee completion of the construction of the proposed improvements. 1ihis guarantee 
will be in compliance with the provisions of subsection 'C' of this section. 

Supplemental Information for Zone Change 

SUMMARY: 

The applicant is proposing to change the zoning within the project to eliminate the MH overlay. The a,,plicant propos s to keep the 
zoning as R6_ The following information discusses the applicability and compliance with the Chapter 17.68 of the zorling Ordinance 

CHAPTER 17.68 ZONING CHANGES AND AMENDMENTS 

17 .C>o.020 Criteria 

I 

APPLJCANT'S RESPONSE: 

I ,isb to install The applicant proposes to construct "stick built" single family detached dweUings on the site. The applicant does not 
manufactured bousing within this project. The dimensional requirements of the MH overlay does not lend itself in ere tin& Jots that 
are suitable for "stick built" single family detached dwelling units. The requested zone change is simply requesting to eliminate the 
MH overlay_ The applicant wishes to retain the R6 designation. Therefore, maximtun density, will not be changed. e application 
propcses to construct smaller lots within a low density residential area, which is encouraged by the City. The project i also providin 
land use opportunities within the City and the Urban Growth Boundary to accommodate the anticipated population in!ease, as 
encouraged by the City. The Oregon City Comprehensive Plan also encourages development on vacant build.able Ian within the Ci 
where urban facilities and services are available or can be provided_ This application satisfies this goal. Therefore, th proposed zo 
change is consistent with the goals and policies of the comprehensive plan. j 
Adequate public facilities and services exist, or can be extended, to serve the use of the proposed zone change. As de cribed 
throughout this narrative, existing services (stonn, sanitary, water. streets, power, etc.) can be extended throughout thd site to 
adequately serve the needs of the proposed development. j 
Streets can be e1.1:ended into the site that can adequately serve the needs of the development. The applicant also prop ses to provide 
for future e>.1:ension of Smithfield Drive to the west for a future connection to Oak Tree Terrace. Therefore, the land se is consist 

·with the level of service of the transportation system serving the property. 

Overall, the proposal meets the applicable requirements required for a zone change. 
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li"d ltllOl 

Conclusion 

This application seeks approval for a subdivision of the subject site into twenty nine (29) individual lats of record As proposed, this 
twenty nine (29)-lot subdivision application satisfies the City of Oregan City's Zoning Code standards and criteria app icable to an R 
6 designated property. Lot 19 will retain the existing single-family detached dwelling as well as the garage that is loc d within Lot 
19. Lots I through 18, and 20 through 29 are of a size and shape that will allow development of single-family dctachdct dwellings 
while satisfying the R-6 designation's setback requirements. Based upon compliance with all applicable review eriteri~, as addressed 
herein above, the applicant requests the City of Oregon City approve this application for a twenty nine (29) lot subdiviliion, request 

f~ '" (6) miw< ''""''"· m' • ""'"' M • =• -... ~ '"'"'°" oo fh• '"'""- ,W ""''"" wifh fhfo 1'"'· 

l i: 'd 
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February 7, 2003 

Tony Konkol 
City Of Oregon City 
320 Warner-Milne Road 
Oregon City, Oregon 97045 

RE: Tracey Heights Subdivision - Oregon City, Oregon 
Plan Map Amendment 

Tony: 

I have attached to this letter a narrative describing our request for a Plan Map Amendment for this site_ 

I also spoke with Mike Baker of David Evans & Associates regarding the traffic analysis for this project 
and in particular with regards to the Plan Map Amendment. Mike informed me that he did not belie~e that 
any additional information with regards to the traffic study was necessary tor this application since all we 
were requesting was the removal of the MH designation_ · 

' 
If you hava any questions regarding any of the attached information, please feel free to give me a call at 
(503) 636-4005. Thank you. 

cc Chet Antonsen, Pacific Western Homes, Inc. 

c0'd 

Tom Skaar. Pacific Western Homes, Inc. 

17757 KELOK ROAD, LAKE OSWEGO, OR 97034 (503) 636-4005 FAX (503) 636-4015 
EMAlL: jamesstormo@attbi.com 

" 
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I. EXECUTIVE SUMMARY 

This transportation impact analysis (TIA) has been prepared for the proposed Holcomb 
Boulevard subdivision, to be located one the south side of Holcomb Boulevard between Oaktree 
Terrace and Winston Drive. The site will be developed by Pacific Western Homes and will 
include 30 single-family units, 29 proposed units and one existing unit. Trip generation 
calculations were prepared utilizing the Institute of Transportation Engineers (ITE) Trip 
Generation, Sixth Edition. The subdivision will generate 21 AM peak hour trips and 30 PM peak 
hour trips, based on ITE rates for Land Use Code 210, Single-Family Detached Housing. 

The site will access Holcomb Boulevard using an extension of Winston Drive which is being 
constructed with development of the Wasco Acres subdivision. Holcomb Boulevard is classified 
as a minor arterial and is located inside of the UGB. Sight distances of 500 feet to the west and 
east of Winston Drive along Holcomb Boulevard are available. Both distances exceed County 
sight distance standards of 350 feet. 

Future years of analysis for the study area intersections include year 2003, when full buildout of 
the site is proposed, and year 2008, as required by the City of Oregon City. The future year 
volumes for the development are an overestimate because of the use of the EMMEl2 model to 
project background growth. The Holcomb Boulevard Subdivision site is included as residential 
in the EMMEl2 model and a portion of the new trips would be included in the background 
growth. In 2003, Cascade Highway at Redland Road is expected to operate at a two-hour vie of 
0.9 I during the PM peak hour. In 2008, the intersections of Cascade Highway at Redland Road 
and Abernethy Road/Holcomb Boulevard at Redland Road will operate at levels of service "E" 
during the PM Peak hour, with vie of 1.00 or greater without or with the development of this 
subdivision. Development of the Holcomb Boulevard subdivision will not worsen this future 
year vlc; thus mitigation is not required . 

The City of Oregon City included the Cascade Highway at Redland Road intersection in their 
"Highway 213 Corridor Study" and identified that this analysis should include evaluation of this 
intersection, but mitigation will not be required or requested . 

Exhibit----2_ 
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CITY OF OREGON CITY 
Planning Commission 
320 WARNER MlLNE ROAD OREGON CITY, OREGON 97045 
TEL(503)657-0891 FAX(503) 722-3880 

APPLICATION TYPE: Type Ill 

HEARING DATE: April 14, 2003 
7:00 p.m., City Hall 
320 Warner Milne Road 
Oregon City, OR 97045 

APPLICANT: Pacific Western Homes, Inc. 

REPRESENTATIVE: 

Tom Skaar 
5530 NE 122"d Avenue, Ste. A 
Portland, Oregon 9723 0 

Pinnacle Engineering 
James Stormo 
I 77 5 7 Kelok Road 
Lake Oswego, Oregon 97034 

Environmental Technology Consultants 
1924 Broadway, Suite A 
Vancouver, WA 98663 

REQUEST: The applicant is requesting a Water Resource determination and reduction of the 
vegetated corridor in accordance with Section 17.49.050.l.1. 

LOCATION: South Holcomb Boulevard and identified as Clackamas Map 2-2E-28AD, Tax 
Lot 4300 (Previously identified as Clackamas Map 2-2E-28A, Tax Lot 1902). 

REVIEWER: Tony Konkol, Associate Planner 
Jay Toll, Senior Engineer 

RECOMMENDATION: Approval with conditions 

PROCESS: Type llI decision~ involve the greatest an1ount of discretion and evaluation of subjective approval standards, yet are not required to 
be heard by the city commission, except upon appeal. Applications evaluated through this process include conditional use permits, prelin1inary 
planned unit development plans. variances, code interpretations, similar use determinations and those rezonings upon annexation under Section 
17.06.050 for which discretion is provided. In the event that any decision is not classified, it shall be treated as a Type III decision. The process for 
these land use decisions is controlled by ORS 197.763. Notice of the application and the planning commission or the historic review board hearing is 
published and 111ailcd to the applicant, recognized neighborhood association and property owners within three hundred feet. Notice must be issued at 
least twenty days pre-hearing, and the staff report must be available at !east seven days pre-hearing. At the evidentiary hearing held before the 
planning commission or the historic review board, all issues are addressed. The decision of the plannmg c01nmission or historic review board is 
appealable to the city commission, on the record. The city commission decision on appeal from the historic review board or the planning comn1ission 
is the city's final decision and is appealable to LUBA within twenty-one days of when it becomes final. 

" 



DECISION CRITERIA: Chapter 17.49 WR WATER RESOURCES OVERLAY DISTRICT 
Chapter 17.50 ADMINISTRATION AND PROCEDURES 

I. BACKGROUND 

The applicant is requesting a water resource determination (Exhibit 2) for a parcel of approximately 8.81 
acres and vegetated corridor width reduction due to slopes in excess of 25% slope (Exhibits 3 and 4). The 
site is located on the south side of Holcomb Boulevard approximately 200 feet east of Oak Tree Terrace. The 
property is currently vacant and it appears that timber was harvested from the property in the recent past. The 
parcel is identified as Clackamas County Tax Assessor Map 2S-2E-28AD tax lot 4300. 

This site is located in the Clackamas Heights area at an elevation of approximately 410 feet o the west flank 
of a low butte with a maximum elevation of 570 feet. The site slopes are generally east to west at 
approximately 5%. The Clackamas River to the north and Abernethy Creek to the south are deeply dissected 
into the surrounding landscape. A small waterway in the southern portion of the site has cut a fairly deep 
ravine with adjacent slopes typically at 25% to 30%. 

The applicant has submitted concurrent applications on the subject site for the approval of a 29-lot 
subdivision (File TP 02-07), an Administrative Variance to the Lot Width of proposed lot 9 (File YR 02-15), 
both of which are Type II Land Use Decisions, as well as a Zone Change (File ZC 02-04) from R-6 Single
Family/Manufactured Housing to R-6 Single-Family and a Comprehensive Plan Map Amendment (PZ 03-
01) from Low Density Residential/Manufactured Housing to Low Density Residential, both of which are a 
Type IV Land Use Decision. The topography of the site slopes from a low point in the southwest comer of 
the site to a high point in the northeast comer of the site with an overall average slope of approximately 10%. 
Existing vegetation consists primarily of mature trees scattered over the subject site. The northern half of the 
subject site contains an existing single-family detacheddwelling and garage. 

The Comprehensive Plan designation for the two parcels 1s "LR/MH" Low Density 
Residential/Manufactured Home, which allows the existing zoning for the property, which is R-6/MH 
Single-Family Dwelling District/Manufactured Housing. The applicant is requesting an amendment of the 
comprehensive plan to Low Density Residential and rezoning the property to R-6 Single-Family. 

II. BASIC FACTS: 
A. Location and Current Use 

The subject site, south of Holcomb Boulevard and east of Oak Tree Terrace, is located on a parcel zoned R-
6/MH Single-Family Residential. One parcel associated with the proposed development, which is not located 
in the Water Resource Overlay District, is at 14812 South Holcomb Boulevard and identified as Clackamas 
Map 2-2E-28AD, Tax Lot 4200 (Previously identified as Clackamas Map 2-2E-28A, Tax Lot 1900). The 
second parcel, which is the subject of the Water Resource Review, does not have a site address and is 
identified as Clackamas Map 2-2E-28AD, Tax Lot 4300 (Previously identified as Clackamas Map 2-2E-28A, 
Tax Lot 1902) (Exhibit 1). 14812 South Holcomb Boulevard is developed with a single-family residence and 
tax lot 4300 is vacant. 

B. Surrounding Land Uses 
The development directly to the east is identified as the Wasko Acres subdivision and has a LR/MH Low 
Density/Manufactured Home Land Use designation and is zoned R-6/MH Singl<>-Family Residential. 

South of the subject site are two parcels currently outside the Oregon City city limits. The County parcels are 
designated LR: Low Density Residential. 
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Directly west of the subject sire are six parcels with the LR: Low Density Residential Land Use designation 
and zoned R-10 Single-Family Residential. 

On the north side of Holcomb Boulevard is a property that is currently outside the Oregon City city limits. 
The County parcel is designated LR: Low Density Residential on the Oregon City Comprehensive Plan. 

C. Public Comment 
Notice of the public hearings for the proposed Water Resource determination was mailed to property owners 
within 300 feet of the subject site on February 18, 2003. The notice was advertised in the Clackamas Review 
on February 26, 2003 and the subject site was posted on February 21, 2003. The notice indicated that 
interested parties could testify at the public hearing or submit written comments prior to the hearing. 

Comments were received from the Park Place Neighborhood Association (Exhibit Sa), the Oregon City 
Director of Public Safety (Exhibit Sb), and the Oregon City Engineering Department (Exhibit Sc). The 
comments have been incorporated into the staff report. 

D. Overlay District Zoning. The City's Water Quality and Water Management Map shows the Water 
Quality Resource Area Overlay District covering a majority of the site. 

III. DECISION-MAKING CRITERIA 

****TI1e City's Water Quality and Water Management Map shows the Water Quality Resource Area 
Overlay District over the southern half of Tax Lot 4300. **** 

CONSISTENCY CRITERIA 
Oregon City Comprehensive Plan 

Natural Resources and Hazards Goals 1, 2, and 3, and Policies 3, 4, S, and 6 (as amended by 
Ordinance No. 93-1007) 

Municipal Code 
Chapter 17.49 WR WATER RESOURCES OVERLAY DISTRICT 
Chapter 17 .50 ADMINISTRATION AND PROCEDURES 

Oregon City Comprehensive Plan 
TI1e City's Comprehensive Plan identifies the following goals and policies related to the proposed subject 
site: 

Natural Resources and Hazards Goals and Policies 
Goal: Preserve and 1nanage our scarce natural resources while building a livable urban environment. 
Water Resources Map - Site is Within Area of Potentially High Groundwater 

Description of Water Resources, Rivers and Creeks 
1. Abernathy Creek and tributaries: 

Description: This resource is approxin1ately 80-1+ miles long. From its confluence with the Willan1ette River to the 
tributaries in the park Place area and the Redland Road area this creek runs through many diverse areas. Along the 
creek area much of the resource is confined to the stream corridor. Zoning ranges from commercial at the I-205 area, 
light industrial along 171

h street to single.fami~v zoning in Park Place and rural residential zoning along Red/and Road. 
The creek is in a pipe as it goes under !-205. In the older section of' the first level neighborhood area buildings 
(residence, Krueger Lumber Company and the county buildings) are built close to the edge of a high bank. The county 
has completed some stream bank stabilization adjacent to their facilities. The diversity of the vegetation is good. The 
vegetation along he creek consists of evergreen and deciduous trees, blackberries, ferns, and grasses. There is a great 
deal of coverfor small animal life and deer have been observed within the city limits. 
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Potential Impacts: Water runoff from paved areas and other pollutants such as oil from cars could be a problem. 
Removal of perimeter vegetation could also be a potential problem. Nerv construction in any of the areas of the creek 
should have a setback of 25-30 feet, no structure or non-native vegetation should be constructed or introduced into the 
transition area. Water runoff problems can be minimized through the requirements of the state plumbing code. Uses 
allowed within the various zoning districts can be allowed without ilnpacting the resource, provided that transition 
boundaries and setback requirements are met. 

Water Resource Goals: 
1. Assist in the protection oj'natural features, natural vegetation. and the banks of water sources,· 
2. Maintain water quality and wildlife habitat; 
3. Preserve natural storm water retention beneficial to flood control. 

Policies: 
3. The City shall encourage the open space use of water resources and land use compatible with water resources 

preservation; 
4. The City shall establish development review procedures which 1vill preserve the natural function of water resource 

areas and protect them from deterioration by: 
a. !nco1poration of the natural water resource feature in site design; 
b. Prevent clearing of natural vegetation in the water resource impact areas,· 
c. Preserve the natural retention storage capac;ty of the land,· and 
d. Prevent discharge of water pollutants into the ground. 

5. Provide the opportunity to increase water resource areas by encouraging and requiring water resource restoration 
and creation. 

6. Encourage educational opportunities for the study of water resources through the schools, co111munity college, 
Metro, and other agencies. 

Finding: The applicant has proposed to develop a 29-lot subdivision, stonnwater detention, and a 
stonnwater outfall on a tax lot within the Water Resource Overlay District. The stonnwater outfall will be 
located within the vegetated corridor. The proposed development can meet the intent of the comprehensive 
plan for the protection of this water resource by complying with the attached conditions of approvals. 

Chapter I 7.49 WR WATER RESOURCES OVERLAY DISTRICT 
17.49. 030 Applicability. 

A. This chapter shall apply to development in the water quality resource area overlay district, lVhich nzay also 
be referred to as the 11Water Resources Overlay District" in this code. 171e overlay zone restricts the uses that are 
allowed in the base zone by right, with limitations, or as provisional uses. 

B. This chapter does not apply to work necessary to protect, repair, 1naintain or replace existing structures, 
utili(v.facilities, roadways, driveways, accessory uses and exterior improvenzents in response to en1ergencies provided 
that afier the emergency has passed, adverse impacts are mitigated in accordance 1vith Table 17.49-2, Standards }Or 
Restoring Marginal Existing Vegetated Corridors. 

C. These standards are in addition to any other applicable standards o.f this code. 
/. Applications /Or subdivisions, partitions and planned developments shall de1nonstrate con1p/iance with these 
standards as part of the review proceedings for those developments,' 
2. Applications .for development other than those described in subdivision J o.f this subsection shall demonstrate 
con1p/iance 1vith these standards as part of a land use revievv or li1nired land use revievi1 process as established in 
Chapter 17.50 

Finding: This site has been identified as having a water quality feature (stream) on the site. The 
applicant submitted a Water Resource Report, which was prepared by Richard Bublitz of Environmental 
Technology Consultants and dated October 16, 2002 (Exhibit 2). The report indicates that the waterway on 
site is jurisdictional water regulated by local, state, and federal regulations. The applicant has also requested 
a vegetated corridor reduction of 25 feet, representing approximately 5 ,605 square feet, along the east side of 
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the vegetated corridor due to slopes in excess of 25% as permitted under section 17.49.050.I.1 of the Oregon 
City Municipal Code (Exhibit 4). 

17.49.040 Administration. 
A. This chapter establishes a water qualify resource area overlay district, which is delineated on the water quality and 
flood management areas map attached and incorporated by reference as a part of this document. The official niap is on 
file in the office of the city recorder. 

Finding: The City's Water Quality and Water Management Map identifies the Water Quality 
Resource Area Overlay District over the southern portion of Tax Lot 4300. A stream feature, which is a first
order stream that ultimately flows into Abernathy Creek, has been identified on the tax lot. 

J. The Oregon City local wetland inventory, as an1ended, shall be a reference for identifYing areas subject to the water 
quallty resource area overlay district. 

Finding: The Oregon City Local Wetland Inventory was used as a source to the City Water Quality 
Resource District Map; however, the stream is not indicated on the Local Wetland Inventory. 

2. Applicants are required to provide the city with afield-verified delineation of the water quahty resource areas on the 
subject property as part of their application. An application shall not be complete until this delineation is subrnitted to 
the city. (f the protected water f'eature is not located on the subject property and access to the water.feature is denied, 
then existing data may be used to delineate the boundary of the 1vater quality resource area. 

Finding: Environmental Technology Consultants was contracted to perform the water resource 
investigation by Pinnacle Engineering, the agent for the applicant. The field investigation was performed on 
October 11, 2002. An initial reconnaissance for the purpose of submitting a proposal was performed on April 
3, 2002. The submitted report provides the inforn1ation required under OCMC 17.49.050.G(l-6), which is 
the assessment phase of the water resource investigation. As of the date of this report, it was uncertain 
whether impacts would be necessary within the Water Quality Resource Area, so no additional information 
was provided under OCMC l 7.49.050.G(7-12). 

3. The standards for developnient contained in this chapter are applicable to areas located Yvithin a ivater quality 
resource area. Applications for development on a site located in the water quali~y resource area overlay district ntay 
request a determination that the subject site is not in a vvater quality resource area and this is not subject to the 
standards of Section 17.49.(!50. 

Finding: This application concurs with the City map and detern1ination that this chapter is applicable 
and that tax Jot 4300 is within the Water Quality Resource Area. Tte applicant has indicated that the resource 
is jurisdictional water. The applicant has proposed to develop a 29-lot subdivision, stom1water detention, and 
a stormwater outfall on a tax lot within the Water Resource Overlay District. The stonnwater outfall will be 
located within the Water Quality Resource Area, thus the standards for development of this chapter are 
applicable. 

a. Applicants for a deterrnination under this section shall submit a site plan meeting the.following requiren1ents: 
i. The site plan must be drawn at a scale of no less than one inch equals tiventy feet; 
ii. The site plan 1nust shovv the location of· the proposed developn1ent and the lot lines o.f the property on lvhich 
development is proposed; 
iii. The site plan must show the location of the protected water feature. if the protected water.feature is a vvetland, the 
delineation must be made by a qualified wetlands .1pecialist pursuant to the 1987 Corps of Engineers Delineation 
Manual. For all other protected water features, the location must be established by a registered professional engineer 
or surveyor licensed by the state of Oregon. 
iv. The site plan must show the location of the water quality resource area; 
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v. If the proposed development is closer than two hundred feet to the protected water feature, the site plan must 
include contour intervals of no greater than jive feet; and 
vi. If the vegetated corridor is fifteen feet, the site plan must shoiv the protected water feature's drainage area, 
including all tributaries. 

b. Alternatively, an applicant may have the city staff gather the information necessary to determine the location of the 
water quali(y resource area by niaking an application therefore and paying to the city a fee as set by resolution of the 
city commission. 

c. Determinations under this section will be made by the planning 1nanager, or designee, as a Type II decision. 

Findings: The applicant has not requested a determination that development of the site will not occur 
within the delineated Water Quality Resource Area. 

4. Compliance with Federal and State Requirements. 
a. If the proposed development requires the approval o.f any other governmental agency, such as the Division of State 
Lands or the U.S. Army Cmps of Engineers, the applicant shall make application for such approval prior to or 
simultaneously with the submittal of its development application to the city engineer. The planning division shall 
coordinate ci(v approvals ivith those of other agencies to the extent necessary and.feasible. Any per1nit issued by the ci~}1 

pursuant to this chapter shall not become valid until other agency approvals have been obtained or those agencies 
indicate that such approvals are not required. 

Findings: The applicant has not indicated that approval from any other governmental jurisdiction has 
been applied for nor received. The applicant shall receive the necessary approvals prior to development of 
the site. 

The applicant can meet this requirement by complying with Condition of Approval I. 

b. The requirenients of this chapter apply only to water quality resource areas within the 1vater quality resource area 
overlay district. {f, in the course o_f a development review, evidence suggests that a property outside the District may 
contain a Title 3 wetland or other protected water resource, the provisions of this chapter shall not be applied to that 
development review. Hoivever, the omission shall not excuse the applicant fi-om satisfying any state and federal wetland 
requiren1ents 1vhich are otherwise applicable. Those requirenzents apply in addition to, and apartfron1 the require1nents 
of the city's comprehensive plan and this code. Additionally, the standards of Section 17.49.090 shall be applied to the 
resource and, if the standards o.f Section 17.49.090 are met, the district boundaries shall be a1nended. 

Findings: The criterion does not apply. 

17.49.050 Water quality resource area standards. 
This section applies to water quality resource areas within the water quality resource area overlay 
district. 

A. 171e purpose of this section is to protect and improve the bent?;ficial 1vater uses and .functions and values of 1vater 
quality resource areas. 

8. The water quality resource area is the vegetated corridor and the prozected waterf'eature. The ividth o_f the vegetated 
corridor is specified ;n Table 17.49-1. At least three slope n1easurements along the water feature, at no 111ore than f~fi:y
fOot increments, shall be made for each property for ivhich developn1ent is proposed. Depending on the slope 
measurements, the width of the vegetated corridor may vary. 

Table 17.49-1 
WIDTH OF VEGETATED CORRIDOR 
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Protected Water Feature Type Slope Adjacent to Protected Starting Point for Width of Vegetated Corridor 
(see definitions) Water Feature Measurements from (see Note 1) 

Water Feature 

Anadromous fish-bearing Any slope •Edge of 200 feet 
streams bankfall flow 

Intermittent streams with slopes < 25 percent •Edge of 15 feet 
less than 25 percent and which bankfull flow 

drain less than 100 acres 

A /l other protected water < 25 percent •Edge of bankfull flow 50feet 
features • Delineated edge of Title 

3 wetland 

:". 25 percent for l 50feet or 200feet 
more (see Note 2) 

:". 25 percent for less than Distance from starting point of 
150 feet (see Note 2) measurement to top of.ravine 

(break in 2:2 5 percent slope} (See 
Note 3) plus 50 feet. 

Notes: 
1. Required width (measured horizontally) of vegetated con-idor unless reduced pursuant to the provisions of Section 
17.49.050(!). 
2. Vegetated corridors in excess offifty feet apply on steep slopes only in the uphill direction from the protected water 
.feature. 
3. Where the protected 1vater feature is confined by a ravine or gully, the top of the ravine is the break in the 2: 25 
percent slope. 

Findings: The applicant provided a Water Resources Report, Exhibit 2, which identifies the water 
resource crossing the site as an intermittent stream. The Water Resource Report indicates that based on the 
topographic information, it was determined that the majority ofthe adjacent slopes surrounding the stream 
are greater than 25%, and therefore the stream does not meet the classification of "Intennittent streams with 
slopes less than 25% and which drain less than 100 acres". Therefore the stream falls into the default 
category of "All other Protected Water Features". 

All other protected water < 25 percent •Edge of bankfull flow 50feet 
features •Delineated edge of Title 

3 vvetland 

:". 25 percent for 150.feet or 200.feet 
more (see Note 2) 

=::- 25 percentfOr less than Distance f"rom starting point o.f 
J 50 feet (see Note 2) measure1nent to top o.f ravine 

(break in 2:25 percent slope} (See 
Note 3) plus 50 feet. 

Notes: 
/.Required v.1idth (nieasured ho17·zontal~v) o.fvcgetatcd corridor unless reduced pursuant ro the provisions of' Section 
I 7. 49. 050(1). 
2. Vegetated corridors in excess offifiy feet apply an steep slopes only in the uphill direction from the protected water 
feature. 
3. Where the protected water feature is confined by a ravine or gully, the top of the ravine is the break in the ~ 25 
percent slope. 
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The applicant has proposed a 50-foot to 200-foot wide vegetated buffer (Exhibit 2, Figure 3 of 5) area along 
the intermittent stream depending on the steepness of the adjacent slopes. Staff concurs with the applicants 
findings concerning width of the vegetated buffer (Water Quality Resource Area). 

C. Us·es Permitted Outright. 
1. Stream, wetland, riparian and upland enhancement or restoration projects; and farming practices as defined in 
ORS 30.930 and farm uses, excluding buildings and structures, as defined in ORS 215.203; 
2. Placement of structures that do not require a grading or building permit; 
3. Routine repair and maintenance of existing strnctures, roadways, driveways, utility facilities, accessory uses and 
other development. 

Findinl!s: The applicant has proposed a new stormwater pre-treatment facility within the Water Quality 
Resource Area, which does not fit under the permitted use categories. 

D. Uses Under Prescribed Conditions. 
I. Repair, replacement or improvement of utility facilities where the disturbed portion of the l-l'Gter quality resource 
area is restored and vegetation is replaced with vegetation from the Oregon City native plant list. 
2. Additions, alterations. rehabilitation, or replacement o.f existing structures that do not increase existing structural 
JOotprint in and will have no greater material adverse inzpact on the water quality resource area where the disturbed 
portion o,f the water quality resource area is restored using native vegetative cover. 
3. Public capital improvement projects that comply with the development standards of this chapter. The city engineer 
will determine compliance 1-Vith water quality resource area standards. 

Findings: The applicant has proposed a new stormwater pre-treatment facility within the Water Quality 
Resource Area, which does not fit under the prescribed conditions category. 

E. Provisional Uses. The following uses are allowed in the water quality resource area subject to compliance 1vith rhe 
application requirements and develop1nent standards of subsections G and Hof this section: 

I. Any use allowed in the base zone, other than those listed in subsection C and D of this section; 
2. Measures to remove or abate nuisances, or any other violation o.f state statute, adnzinistrative agency rule or city 
ordinance: 
3. Roads to provide access to protected water features or necessa1J' ingress and egress across water quali~y resource 
areas; 
4. New public or private utility facility construction; 
5. Walkways and bike paths (see subsection (H)(5) of this section); 
6. New storrnwater pre-treatment facilities (see subsection (H)(6); 
7. Widening an existing road adjacent to or running parallel to a vvater quality resource area: 
8. Additions, alterations, rehabilitation or replacement of existing structures, roadways, accesso1y uses and 
developnzent that increase the structural footprint withb1 the ivater quality resource area consistent with subsection 
(H)(7) of this section. 

Findings: The applicant submitted a proposed site layout that includes item number 6, a new 
stormwater pre-treatment facility. The applicant has proposed to place an outfall percolation pipe from the 
stom1 pond into the vegetated corridor. Findings regarding compliance with Subsections G and H are 
outlined below. 

F. Prohibited Uses. 
1. Any new development, other than that listed in subsections C, D and E; 
2. Uncontained areas o,fhazardous materials as defined by the Departrnent of Environn1ental Quality. 

Findings: No prohibited uses are proposed. 
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G. Application Requirements. Applications for provisional uses in the water quality resource area must provide the 
following information in a water resources report in addition to the information required for the base zone. 
I. A topographic map of the site at contour intervals of five feet or less showing a delineation of the water quality 

resource area, which includes areas shown on the city water quality and flood management areas map. 

Findings: The applicant has provided a topographic map of the site showing the delineation of the 
water quality resource area. The map is Figure 3 of 5 included in the water resource report from 
Environmental Technology Consultants (Exhibit 2). 

2. The location of all existing natural features including, but not limited to, all trees of a caliper greater than six 
inches dia1neter at a height of four feet, natural or historic drainages on the site, springs, seeps and outcroppings 
o.f rocks, or boulders within the water quality resource area; 

Findings: The applicant has provided the location of all existing natural features and is included as 
Figures 1 of 5 and 2 of 5 included in the water resource report from Environmental Technology Consultants 
(Exhibit 2). The applicant has not proposed to remove any trees within the delineated water resource area. 
The applicant has proposed to place an outfall pipe from the stormwater pond into the water resource area, 
but it appears the installation of this pipe will not require the removal of any trees. 

3. location of Title 3 vvetlands. Where Title 3 -.,,vetlands are identified, the applicant shall follow the Division of State 
lands recommended wetlands delineation process. The delineation shall he prepared by a professional 1vetlands 
specialist; 

Findings: A wetland delineation using the Division of State Lands process (Exhibit 2) revealed the 
spring and stream within the project site. The delineation was completed by a professional wetland scientist 
from Environmental Technology Consultants. 

4. An inventory and location of existing debris and nuisance plants; 

Findings: The location of nuisance plants are shown on Figure 5 of 5 included in the water resource 
report from Environmental Technology Consultants (Exhibit 2). 

5. An assessment o.fthe existing condition of the water quality resource area in accordance with Table 17.49-2; 

Findings: The applicant has indicated that the vegetated corridor was generally a fairly mature second 
growth forest in a natural condition. One area along the lower portion of the stream was generally lacking a 
tree canopy, but native shrub species covered nearly 100% of this area. Even through this area generally 
lacked a canopy, the remainder of the Vegetated Corridor had a fairly complete canopy cover of mature trees. 
With the percentages listed above, the vegetated corridor meets the criteria of a "good existing corridor" in 
accordance with Table 2 ofOCMC 17.49. 

6. An inventory o.fvegetation, including percentage ground and canopy coverage; 

Findings: The applicant has indicated that the overall character of the Vegetated Corridor is that the 
total average tree coverage is approximately 65%,; shrub coverage in the understory of the tree canopy 
averaged approximately 50%; and groundcover totaled approximately 80%. One area along the lower portion 
of the stTeam was generally lacking a tree canopy, but native shrub species covered nearly 100% of this area. 

7. An analysis of the impacts the proposed development may have on the water quali'ty resource area. This discussion 
shall take into account relevant natural features and characteristics of the water quality resource area, including 
hydrology, soils, bank stability, slopes of lands abutting the water resources, hazards of flooding, large trees and 
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wooded features. The discussion shall identify fish and wildlife resources that utilize or inhabit the impact area in the 
course o,f a year and the impact of the proposed development on water resource values; 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. [n the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per l 7.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 2. The applicant shall 
provide an analysis of the impacts associated with the proposed stormwater outfall within the Water Quality 
Resource Area. 

8. An analysis of the impacts the proposed development will have on the water quality of affected water resources, 
taking into account relevant natural features and characteristics of the water quality resource area; 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per l 7.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 3. The applicant shall 
provide an analysis of the impacts associated with the proposed stormwater outfall within the Water Quality 
Resource Area. 

9. An analysis of rneasures l1Jhichfeasibly can be taken to reduce or mitigate the in1pact of the proposed development on 
the water quality resource area and their vegetated corridors, including proposed drainage and erosion control 
measures, and an analysis of.the effectiveness of these measures; 

Findinl!S: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per 17.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 4. The applicant shall 
provide measures that feasibly can be taken to reduce or mitigate the impact of thestormwater outfall within 
the Water Quality Resource Area. 

J 0. The water resources report shall be prepared by one or 1nore qualified professionals including a wetlands biologist 
or hydrologist 1-Fhose credentials are presented in the report; 

Findings: The applicant can meet this requirement by complying with Condition of Approval 5. T11e 
water resource report shall be prepared by one or more qualified professionals. 

11. A lternativcs analysis dernonstrating that: 
a. No practicable alternatives to the requested development exist that will not disturb the water quality resource area, 
b. Development in the water quality resource area has been limited to the area necessary to allow.for the proposed use, 
c. The water quality resource area can be restored to an equal or better condition in accordance with Table 17.49-2, 
d. It will be consistent with a water quality resource area mitigation plan, 

WR. 02-18 Staff Report 
10 



e. An explanation of the rationale behind choosing the alternative selected, including how adverse impacts to resource 
areas will be avoided or minimized and mitigated, 

.f For applications seeking an alteration, addition, rehabilitation or replacement of existing structures: 
i. Demonstrate that no reasonably practicable alternative design or method of developnient exists that 1vould have a 
lesser impact on the water quality resource area than the one proposed, and 
ii. If no such reasonably practicable alternative design or method of development exist<, the project should be 
conditioned to limit its disturbance and impact on the water quality resource area to the minimum extent necessary 
to achieve the proposed addition, alteration, restoration, replacement or rehabilitation, and 
iii. Provide mitigation to ensure that ilnpacts to the functions and values of the water quality resource area will be 
mitigated or restored to the extent practicable; 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity wiJI be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per 17.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant can meet this requirement by complying with Condition of Approval 6. The applicant shall 
provide an alternative analysis for the proposed stormwater outfall within the Water Quality Resource Area. 

12. A water quality resource area mitigation plan shall be prepared by a registered professional engineer, landscape 
architect, biologist, or other person trained or ccrt{fied to determine that the vegetated corridor meets the requirenients 
of Table 17.49-2 and shall contain the following information: 

a. A description of adverse impacts that will be caused as a result of development, 
b. An explanation of hovv adverse impacts to resource areas will be avoided, minimized, and/or mitigated in accordance 

with, but not limited to, Table 17.49-2, 
c. A list of all re!lponsible parties including, but not limited to, the owner, applicant, contractor or other persons 

responsible.for work on the development site, 
d. A map shovving 1vhere the specific mitigation activities vvill occur, 
e. A maintenance prograni assuring plant survivalj'or a minimum o,fthrce years, 
j.· An i111plementation schedule, including tin1eline for construcrion, 111itigation, mitigation 1naintenance, n1onitoring, 

reporting and a contingency plan. All in-stream work in anadromous fish-bearing streams shall be done in 
accordance vvith the Oregon Department of Fish and Wildl~·fe in-strean1 timing schedule. 

Findings: The applicant has indicated that at the time of the report it was unknown whether any 
activity will be required in the Water Quality Resource Area. In the event that ongoing design results in 
proposed activities such as utility crossings, paths, etc., within the Water Quality Resource Area, an impact 
analysis, alternatives analysis, and mitigation plan as per l 7.49.050.G(7-12) will be required as an addendum 
to this report. 

The applicant has proposed draining the developed part of the site into a detention/water quality pond 
system. The detention system is located at the northeastern end of the intermittent stream. The detention 
system is proposed to discharge through a level spreader to the intermittent stream. Mitigation measures for 
impacts caused by the development within the Water Quality Resource Area were not addressed in the 
report. The Water Resources Report will have to be revised to show impacts to the buffer area and mitigation 
for the impacts. 

The Oregon City Engineering Department indicated that the mitigation plan for the vegetated corridor area 
should incorporate the removal of non-native species and replanting the area with non-nuisance plants from 
the Oregon City native plant list in accordance with section l 7.49.H(3) of the Oregon City Municipal Code. 
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As part of the mitigation plan, the replacement area for the area of encroachment of the stormwater facility 
and Water Quality Resource Area shall be prepared as a deed restriction and recorded to protect the 
replacement area and Water Quality Resource Area in perpetuity. 

The applicant can comply with this criterion by complying with Conditions of Approval 7, 8, and 13. 

H. Development Standards. Applications for provisional uses in the water quality resource area shall satisfy the 
.following standards: 

I. The water quality resource area shall be restored and maintained in accordance with the niitigation plan and the 
specifications in Table 17.49-2. 

Findings: The project shall include restoration and maintenance in accordance with the mitigation plan 
(item 12 above) and specifications in Table 17.49-2 (items 11.c and 11.d above). 

2. Existing vegetation shall be protected and left in place. Work areas shall be carefully located and marked to reduce 
potential damage to the water quality resource area. Trees in the water quality resource area shall not be used as 
anchors /Or stabilizing construction equipment. 

Findings: Work boundaries and clearing limits will be clearly flagged and trees will be protected and 
not used to anchor or stabilize the work equipment per Condition of Approval 12. These protections shall 
remain throughout the construction process. 

3. Where existing vegetation has been removed, or the original land contours disturbed, the site shall be revegetated 
during the next planting season. Nuisance plants, as identified in the Oregon City nuisance plant list, may be 
removed at any time. fnteri1n erosion control measures such as mulching shall be used to avoid erosion on bare 
areas. Removed nuisance plants shall be replaced with plants fron1 Oregon City's native plant list by the next 
planting season. 

Findings: Revegetation is required per the Landscape/Mitigation Plan. Removal of nuisance plants is a 
requirement of the mitigation plan, including revegetating areas where the contours would be disturbed. 
Revegetation of Oregon City native plant materials will take place by the end of the next planting season. 
The applicant shall implement the city approved plan of Condition of Approval 7. 

4. Prior to construction, the water quali~y resource area shall be .fiagged, fenced or otherwise nzarked and shall 
ren1ain undisturbed except as alloived in subsection E of this section. Such markings shall be 111aintained until 
construction is complete. 

Findings: Work boundaries and clearing limits will be clearly flagged and trees will be protected and 
not used to anchor or stabilize the work equipment per Condition of Approval 12. These protections shall 
remain throughout the construction process. 

5. Walkways and bike paths: 
a. A gravel, earthen, tree bark product, or equivalent lvallrway or bike path shall not be constructed closer than ten feet 
.fron1 the bounda1y o..f the protected water feature. Walkways and bike paths shall be constructed so as to n1inbnize 
disturbance to existing vegetation. Where practicable, a niaximun1 ojfi.fty percent of.the trail 1nay be within thirty feet of 
the protected 111ater j'eature. 
b. A paved walkway or bike path shall not be constructed closer than ten feet from the boundary of the protected water 
feature. For any paved walkway or bike path, the width of the water quality resource area must be increased by a 
distance equal to the width of the paved path. Walkways and bike paths shall be constructed so as to minimize 
disturbance to existing vegetation. Where practicable, a maximum of twenty-five percent of the trail may be within thirty 
feet of the protected water feature; and 
c. A walkway or bike path shall not exceed twelve feet in width. 
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Findings: The applicant has not proposed walkways or bike paths within the water resource area, this 
standard is not applicable. 

6. Stormwater quantity control and quality control facilities. 
a. Except for flood control facilities designated by adopted Oregon City stormwater master plans. the stormwater 

quantity control and quality control facility may encroach a maximum of twenty-five feet into the outside boundary 
o,f the water quality resource area o_f a protected water feature, (maxinium allowable encroachnient to be 
proportionally reduced for applicable intermittent strean1 vegetated corridor). 

b. The area of encroachment must be replaced by adding an equal area to the water quality resource area on the 
subject property. 

c. All stor1nwater shall be collected on-site and passed through a treatment JGcility, such as a detention/composting 
facility or filter as approved by the city engineer in consultation with planning staff prior to being discharged into 
the water quality resource area. 

d. The water quality resource area shall not be subject to a sign~ficant negative impact as a result of changes to 
existing hydrologic connections. 

Findings: The applicant has proposed to locate an outfall percolation pipe from the stormwater pond 
into the vegetated corridor. The pipe appears to be in excess of 25 feet inside the vegetated corridor, which 
does not meet the development standards of Section l 7.49.H.6(a) above. The applicant can meet this 
criterion by complying with Condition of Approval 9, which prohibits the placement of the percolation pipe 
in excess of 25 feet into the vegetated corridor. 

The applicant has not submitted infonnation concerning the area of encroachment. The applicant can meet 
this criterion by complying with Condition of Approval I 0, requiring the applicant to replace the area of 
encroachment in compliance with Section l 7.49.H.6(b). 

The applicant has proposed to collect stormwater associated with the development on-site. The treatment 
facility shall be reviewed and approved by the city engineer during the subdivision review for the subject 
site. 

The applicant has not submitted information indicating that the water quality resource area will not be 
subject to a significant negative impact as a result of changes to existing hydrologic connections. The 
applicant can meet this criterion by complying with Condition of Approval 14. 

7. Additions, Alterations, Rehabilitation and Replacement ofla'r1ful structures. 
a. For existing structures, roadways, driveways, acccsso1y uses and developn1ent which are nonconj'orn1ing, this 

chapter shall apply in addition to the nonconforming use regulations of this title (Chapter 17.58). 
b. Additions, alterations, rehabilitation or replacement of existing structures, roadways, driveways, accesso1y uses 

and development shall not encroach closer to and will have no greater 1naterial adverse impact on the protected 
~vater feature than the existing structures, roadv.1ays, drive11 1a_vs, accessory uses and developn1ent. 

Findings: The applicant has not proposed additions, alterations, rehabilitation, or replacement of lawful 
structures within the water resource area, this standard is not applicable. 

8. Of}Site Mitigation 
a. Where the alternatives analysis demonstrates that there are no practicable alternatives for mitigation on site, off-site 
mitigation shall be located as follows: 

i. As close to the development as is practicable above the confluence of the next downstream tributary, or if 
this is not practicable; 
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ii. Within the watershed where the development will take place or as otherwise specified by the city in an 
approved wetland mitigation bank. 

b. In order to ensure that the mitigation area will be protected in pe1petuity, proof that a deed restriction has been 
placed on the property where the mitigation is to occur is required. 

Findings: The applicant shall prepare an alternative analysis to determine if off-site mitigation is 
required. This will be addressed by meeting Condition of Approval 6. 

!. Vegetated Corridor Width Reduction. A reduction in the width of the vegetated corridor required by Table 
17.49-1 may be allowed as part of a Type III proceeding under the following conditions: 

Findings: A vegetated corridor width reduction under section I below has been requested for the 
southeast section (along proposed lots 2-4) of the water quality resource area (Exhibit 3). 

I. On slopes that are greater than or equal to twenty-five percent/or less than one hundred.fifty feet, a maximum 
reduction of twenty-five feet may be permitted in the width of vegetated corridor beyond the slope break if a 
geotechnical report den1onstrates that the slope is stable. 

Findings: Figure 3 of 5 of the water resource report (Exhibit 2) indicates the areas where the slopes are 
in excess of 25% and are 150 feet or less from the delineated water feature. Exhibit 4 depicts the proposed 
reduction of the vegetated corridor from 50 feet to 25 feet. 

The applicant has provided a Slope Stability report, prepared by Geotech Solutions, Inc. and dated Januaiy 
17, 2003, indicating that the slopes along the back of Lots 1-4 are stable and exhibit no signs of instability 
(Exhibit 3 ). Provided the recommendations presented in our geotechnical report are followed, reducing the 
setback from the buffer for construction of the proposed lots will not increase the risk of instability of these 
slopes. The applicant can meet this criterion by complying with condition of approval 15, which requires the 
applicant to implement the recommendations pre;ented in the geotechnical report provided by Geotech 
Solutions, Inc. and dated December 27, 2002 (Exhibit 7). 

The proposed reduction is not supported by the slope analysis submitted by Environmental Technology 
Consultants, Figure 3 of 5 for proposed Lot 2 (Exhibit 2). It appears that the 25% slope exceeds 150 feet 
from the water feature for approximately 45 feet in a south to north direction along the west (rear) lot line of 
proposed lot number 2, thus the vegetative corridor reduction would not be applicable for this section as the 
slope is in excess of 150 feet from the water feature. The applicant can meet this criterion by complying with 
Condition of Approval 1 1, which requires the applicant to reconcile the slope analysis with the proposed 
vegetated corridor width reduction. 

2. On an anadromou.-r.· fish-bearing stream, the two hundred foot vegetated corridor may be reduced if the .follo1ving 
criteria are met: 

a. The existing condition of the vegetated corridor is pri1narily developed lvit!z com1nercial, industrial or residential 
uses or is significantly degraded Yvith less than twenty-five percent vegetative cover. 

h. A decrease is necessary to accomplish the purposes o.f the proposal and no practicable alternative is available. 
c. Decreasing the ividth of the vegetated corridor will not adversely affect the water resource functional values. The 

functional values of a water resource include, but are not li111ited to. the following: ivater quality protection and 
enhancen1ent; fish and wildlife habitat; food chain support; flood storage, conveyance and attenuation; 
groundwater recharge and discharge; erosion control; historical and archaeological and aesthetic value; and 
recreation. 

d. hnprovements will be made to the remaining vegetated corridor pursuant to the mitigation requirements of the 
section on Degraded Existing Vegetation Corridor in Table 17.49-2 of this chapter. The applicant must 
demonstrate that the improvements will increase the functional values of the water resource. 

e. A proposal to enhance a vegetated corridor shall not be used as justification to reduce an other.vise functional 
standard corridor width. 
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f In no case may the reduced corridor be less than otherwise would be required by Table I 7.49-1 for a non
anadromous fish-bearing stream. 

Findings: The resource does not contain anadromous fish. 

17.49.090 Map Administration. 
A. The purpose of this section is to provide a process for amending the water quality and flood management areas map 
to add wetlands and correct the location of protected water features and the water quality resource area overlay district 
if the protected water feature does not exist or is outside the -.,,vater quality resource area overlay district. The 
information used to establish an error shall include a topographic rnap of the site with contour intervals no greater than 
.five J'eet and a report qual(fying the map amendment prepared by a registered professional engineer licensed by the 
state of Oregon or a qualified wetland specialist. 

Findings: City staff handles modifications to water resource boundaries relying on the applicant's 
Water Resource Report findings and maps to establish minor modifications to the boundary. A significant 
error would be processed under this Map Amendment process. In this case, staff finds that the mapped 
resource area compared to the reported resource locations involve minor modification to the boundary. 

B. Map corrections shall be processed pursuant to the requirements ofChapter 17.68. 

Findings: This criterion does not apply. 

I. Within ninety days of receiving in.formation establishing an error in the existence or location of a protected water 
.feature, the city shall provide notice to interested parties of a public hearing at H 1hich the city will review the 
information. 

2. The city shall alnend the water quality and flood management areas map if the infOrn1ation detnonstrates: 
a. That a protected water feature no longer exists because the area has been legally filled, culverted or developed 

prior to the adoption of the amendment of Title 3 of the Functional Plan (June I 8, 1998); or 
b. That the protected water feature does not exist or is outside the water quality resource area overlay district. 

Findings: This criterion does not apply. 

C'. Modification of the water quality resource area overlay district. To niodifY the water quality resource area overlay 
district, the applicant shall demonstrate that the mod~fication will offer the same or better protection of the protected 
i,vate1·.feature and water quality resource area by: 
1. Preserving a vegetated corridor that will separate the protected water feature from proposed development: and 
2. Preserving existing vegetated cover or enhancing the water quality resource area sufficient to assist in n1aintaining 
or reduc;ng rvater temperatures in the adjacent protected water feature: and 
3. Enhancing the ivater quality resource area sufficient to minimize erosion, nutrient and pollutant loading into the 
adjacent protected water.feature,· and 
4. Protecting the vegetated co1ridor sufficient to provide filtration, infiltration and natural water pur~fication for the 
adjacent protected water feature: and 
5. Stabilizing slopes adjacent to the protected ivater.feature. 

Findings: This criterion does not apply. 

D. Adding Title 3 Wetlands. 
/. 11/ithin ninety days o,freceiving evidence that a wetland meets any o_f'one of the criteria in this sect;on, the city shall 
provide notice to interested parties of a public hearing at which the city will review the evidence. 
2. A 'rt'etland and its vegetated corridor shall be included in the water quality resource area overlay district if the 
wetland meets any one of the following criteria: 

a. The wetland is fed by surface flows. sheet flows or precipitation, and has evidence of flooding during the 
growing season, and has sixty percent or greater vegetated cover, and is over one-quarter acre in size: or the 
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wetland qualifies as having "intact water quality function" under the J 996 Oregon Freshvvater Wetland Assessment 
Methodology; or 
b. The wetland is in the flood management area, and has evidence of flooding during the growing season, and is 
jive acres or more in size, and has a restricted outlet or no outlet; or the wetland qualijies as having 11intact 
hydrologic control function" under the 1996 Oregon Freshwater Wetland Assessment Methodology; or 
c. The wetland or a portion of the wetland is within a horizontal distance of less than one-fourth mile from a water 
body which meets the Department of Environmental Quality definition of water quality limited water body in OAR 
Chapter 340, Division 41 (1996). 

Findings: This criterion does not apply. 

(E) Chapter 17,50 ADMINISTRATION AND PROCEDURES 
j 7.50.050 Preapplication conference and neighborhood meeting. 
A. Prior to submitting an application for any form of permit, the applicant shall schedule and attend a preapplication 
conference with city staff to discuss the proposal. The applicant may also schedule and attend a meeting with the city
recognized neighborhood association in whose territory the application is proposed. 
B. ?reapplication Conference. To schedule a preapplication con;ference, the applicant shall contact the planning 
1nanager, sub1nit the required materials, and pay the appropriate conj'e.rence fee. At a minilnun1, an applicant should 
submit a short narrative describing the proposal and a proposed site plan, draYvn to a scale acceptable to the city, 
··which identifies the proposed land uses, traffic circu!at;on, and public rights-of way. The purpose of the preapplication 
con.f'e.rence is to provide staff from all affected city departments with a summary of the applicant's develop1nent proposal 
and an opportunity for staff to provide the applicant with information on the likely impacts, li1nitations, requirements, 
approval standards, fees and other information that may affect the proposal. The planning manager shall provide the 
applicant(.s) lVith the identity and contact persons for all affected neighborhood associations. FolloYving the conference, 
the planning nianager shall provide the applicant with a lvritten sum1na1'.y of the preapplication conference. 
C. Affected Neighborhood Association Meeting. The purpose of the meeting with the recognized neighborhood 
association is. to inform the a.fleeted neighborhood association about the proposed develop1nent and to receive the 
preliminary re:::,ponses and suggestions fro1n the neighborhood association and the niember residents. 
D. Notwithstanding any representations hy city staff at a preapplication conference, staff is not authorized to YVaive any 
requirements of this code, and any on1ission or failure by stqff to recite to an applicant all relevant applicable land use 
requirements shall not constitute a waiver by the city o.f any standard or requirement. 
E. A preapplication conference shall be valid.for a period o_fsix monthsjYom the date it is held. {f no application is filed 
within six nzonths of the conference or nieeting, the applicant niust schedule and attend another C01I;ference before the 
city vvill accept a permit application. The planning manager may \Vaive the preapplication requirement if, in the 
manager's opinion, the development does not warrant this step. {Ord. 98-1008 §I {part), 1998) 

Findings: The applicant held a pre-application meeting with staff, identified as PA 02-61, on 
November 13, 2002 (Exhibit 6) prior to submitting the application. The applicant did not provide any 
information regarding holding the optional neighborhood meeting. This criterion is met. 

(b) 17.50.060 Application requirements. 
A permit application niay only he initiated by the record proper~v owner or contract purchaser, the city conuniss'ion or 
planning comlnission. ff there is 1nore than one record 01-vner, then the city will not accept an application "1-Vithout 
signed authorization from all record oivners. All permit applications n1ust be submitted on the forn1 provfrled by the city, 
along with the appropriate fee and all necessa1y supporting docu1nentation and information, sufficient to demonstrate 
conipliance with all applicable approval criteria. The applicant has the burden of demonstrating, 1vith evidence, that all 
applicable approval criteria are, or can be, met. (Ord. 98-1008 §/(part), 1998) 

Findings: The property owner has initiated the permit application process. 

(CJ 17.50.070 Completeness review and one-hundred-twentv-day rule. 
A. Upon submission, the planning manager shall date stamp the application form and verify that the appropriate 
application fee has been submitted. The planning manager will then review the application and all information 
submitted with it and evaluate whether the application is complete enough to process. Within thirty days o.f receipt of 
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the application, the planning manager shall complete this initial review and issue to the applicant a written statement 
indicating whether the application is complete enough to process, and if not, what information must be submitted to 
make the application complete. 
B. Upon receipt of a letter indicating the application is incomplete, the applicant has one hundred eighty days within 
which to submit the missing information or the application shall be rejected and all materials and the unused portion of 
the application fee returned to the applicant. If the applicant submits the requested information within the one-hundred
ezghty-day period, the planning manager shall again verify whether the application, as augmented, is complete. Each 
such review and verification shall follow the procedure in subsection A o.f this section. 
C. Once the planning manager determines the application is complete enough to process, or the applicant refuses to 
submit any more information, the city shall declare the application complete and take final action on the application 
rvithin one hundred ttventy days of that date unless the applicant waives or extends the one-hundred- twenty-day period. 
The one-hundred-twenty-day period, however, does not apply in the following situations: 
J. Any hearing continuance or other process delay requested by the applicant shall be deen1ed an extension or waiver, 
as appropriate, o(the one-hundred-twenty-day period. 
2. Any delay in the decision-making process necessitated because the applicant provided an incomplete set of mailing 
labels for the record property owners within three hundred.feet of the subject property shall extend the one-hundred
twenty-day period for the amount of time required to correct the notice defect. 
3. The one-hundred-twenty-day period does not apply to any application for a permit that is not wholly within the city's 
authority and control. 
4. The one-hundred-tvventy-day period does not apply to any application for an amendment to the city's comprehensive 
plan or land use regulations nor to any application for a pennit, the approval of which depends upon a plan 
amend1nent. 
D. The approval standards which control the city's revieH-1 and decision on a complete application are those rvhich were 
in effect on the date the application was first submitted. (Ord. 98-1008 §1(part), 1998) 

Findings: The applicant submitted the application on December 17, 2002. The City deemed the 
application complete on February 5, 2003. 

(d) I 7.50.090 Public notices. 
All public notices issued by the city with regard to a land use niatter, announcing applications or public hearings of 
quasi-judicial or legislative actions, shall comply with the requirements o.f this section. 
A. Notice of Type fl Applications. Once the planning manager has deemed. a Type fl application complete, the city shall 
prepare and send notice of the application, by first class mail, to all record ovvners of property 1vithin three hundred 
.feet of the subject property and to any city-recognized neighborhood association whose territo1:ii includes the subject 
property. Pursuant to Section 17.50. OBO(H), the applicant is responsible for providing an accurate and complete set of 
mailing labels for these property owners and for posting the subject property with the city-prepared notice in 
accordance with Section 17.50.100. The city's Type II notice shall include the following information: 
I. Street address or other easily understood location of the subject property and city-assigned planning file number; 
2. A description of the applicant'~· proposal, along with citations of the approval criteria that the city will use to 
evaluate the proposal,· 
3. A statement that any interested party may subn1it to the city written comments on the application during a JOurteen
day comment period prior to the city's deciding the application, along vvith instrucn·ons on where to send the conunents 
and the deadline of the.fourteen-day co1nment period; 
4. A statement that any issue which is intended to provide a basis for an appeal must be raised in writing during the 
fourteen-day co1nn1ent period rvith sufficient specificit}' to enable the city to respond to the issue: 
5. A statement that the application and all supporting niaterials may be inspected, and copied at cost, at City Hall 
during normal business hours,· 
6. The 11a1ne and telephone number o.f the planning staff.person assigned to the application or is other'lvis'e available to 
answer questions about the application. 

Findings: The City has provided the required notice. Property owners within 300 feet of the subject 
site were noticed of the Type III application on February 18, 2003. The application was advertised in the 
Clackamas Review on February 26, 2003 and the property was posted on February 21, 2003. 

(e) 17.50.100 Notice posting requirements. 
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Where this chapter requires notice o,f a pending or proposed permit application or hearing to be posted on the subject 
property, the requirements of this section shall apply. 
A. City Guidance and the Applicant's Responsibility. The city shall supply all of the notices which the applicant is 
required to post on the subject property and shall specify the dates the notices are to be posted and the earliest date on 
which they may be removed. The city shall also provide a statement to be signed and returned by the applicant 
certifying that the notice(s) were posted at the correct time and that if there is any delay in the city's land use process 
caused by the applicant's failure to correctly post the subject property for the required period of time and in the correct 
location, the applicant agrees to extend the one-hundred-twenty-day period in a timely manner. 
B. Number and Location. The applicant must place the notices on each ji-ontage of the subject property. If the property's 
ji-ontage exceeds six hundred feet, the applicant shall post one copy of the notice for each six hundred feet or fraction 
thereof Notices shall be posted within ten feet of the street and shall be vfrdble to pedestrians and 1notorists. Notices 
shall not be posted within the public right-of-way or on trees. The applicant shall remove all signs within ten days 
following the event announced in the notice. (Ord. 98-1008 §I (part), 1998) 

Findings: The City has provided the required notice. Property owners within 300 feet of the subject 
site were noticed of the Type III application on February 18, 2003. The application was advertised in the 
Clackamas Review on February 26, 2003 and the property was posted on February 21, 2003. 

(/) I 7.50.130 Conditions o( approval and notice o(decision. 
A. All city decision-n1akers have the authority to impose reasonable conditions of approval designed to ensure that all 
applicable approval standards are, or can be, met. 
B. Failure to con1ply ivith any condition of.approval shall be grounds for revocation of.the permit(s) and grounds f"or 
instituting code enforcement proceedings pursuant to Chapter 1.20 of this code and ORS 30.315. 
C. Notice a/Decision. The city shall send, by first class mail, a notice of all decisions rendered under this chapter to all 
persons with standing, i.e., the applicant, all others who participated either orally or in writing b.efore the close of.the 
public record and those who specifically requested notice of the decision. The notice of decision shall include the 
follovving information: 
I. The file number and date of decision; 
2. The name of the applicant, owner and appellant (if different); 
3. The street address or other easily understood location of the subject property; 
4. A brief sumniary o,f the decision, and if an approval, a description of the permit approved; 
5. A statement that the decision is final unless appealed and description of the requirenzents for perfecting an appeal; 
6. The contact person, address and a telephone nun1ber 1vhereby a copy of the final decision may be inspected or copies 
obtained. 
D. Mod~fication of Conditions. Any request to modifY a condition of pern1it approval is to be considered either n-zinor 
modification or a major rnod~fication. A minor modification shall be processed as a Type JI. A major modification shall 
bC' processed in the same ntanner and shall be subject to the same standards as was the original application. However, 
the decision-maker may at their sole discretion, consider a modjfication request and limit its revierv of the approval 
criteria to those issues or aspects of· the application that are proposed to be changed from ivhat was originally 
approved. (Ord. 98-1008 §!(part), 1998) 

Findings: 
approval. 

The City will provide notice of this decision and will impose reasonable conditions of 

(g) 17.50.140 PerfOrmance guarantees. 
When conditions of permit approval require the applicant to construct certain improvements, the city ntay allorv the 
applica11t to sulnnit a financial guarantee in lieu of actual construct;on o.f the improven1ent. Financial guarantees shall 
be governed by this section. 
A. For1n of Guarantee. Guarantees shall be in a for1n approved by the city attorney, including an irrevocable standby 
letter o_f credit issued by a recognized lending institution to the benefit of the city, a cert(fied check, dedicated bank 
account or allocation of a construction loan held in reserve by the lending institution for the benefit of the city. The 
guarantee shall be filed with the planning division. 
B. Amount of Guarantee. The amount of the performance guarantee shall be equal to at least one hundred ten percent 
of the estimated cost of constructing the in1provement in question. The amount of the performance guarantee may be 
larger than one hundred ten percent if deemed necessa1y by the community development director. The cost esti1nate 
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substantiating the amount of the guarantee must be provided by the applicant supported by either an engineer's or 
architect's estimate or }Vritten estimates by three contractors with their names and addresses. The estimates shall 
separately itemize all materials, labor and other costs. 
C. Duration of the Guarantee. The guarantee shall remain in effect until the improvement is actually constructed and 
accepted by the city. Once the city has inspected and accepted the improvement, the city shall release the guarantee to 
the applicant. If the improvement is not completed to the city's satisfaction within the time limits specified in the permit 
approval or the guarantee, the director may, at his discretion, draw upon the guarantee and use the proceeds to 
construct or complete construction of the improvement and for any related administrative and legal cost<; incurred by 
the city. Once constructed and approved by the city, any remaining funds shall be refunded to the applicant. 
D. If the applicant elects to defer construction of in1provements by using a financial guarantee, the applicant shall 
agree to construct those improvements upon written notification by the city, or at some other mutualfy agreed-to tinie. ff 
the applicant fails to commence construction of the required hnprove1nents within six months of being instructed to do 
so, the city may, without further notice, undertake the construction of the improvements and draw upon the applicant's 
pe1formance guarantee to pay those costs as provided in subsection C of this section. (Ord. 98-1008 § 1 (part), 1998) 

Findings: Performance guarantees are not required as performance is based on permit issuance or 
certificates of occupancy. 

Conclusion and Decision 
Based on the analysis and finding as described above, staff recommends that the proposed application for the 
Water Quality Resource Area can be approved with the attached Conditions of Approval. 

Exhibits: 
1. Site Map 
2. Environmental Technology Consultants Report dated October 16, 2002 
3. Memo from Geotechnical Solutions Services dated January 17, 2003 
4. Proposed Subdivision Layout and Vegetated Conidor Reduction. 
5. a. Park Place Neighborhood Association 

b. Public Safety 
c. Oregon City Engineering Department 

6. Pre-application (On File) 
7. Geotech Solutions, Inc.; December 27, 2002 (On File) 
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CONDITIONS OF APPROVAL: 

1. Division of State Lands concurrence with the wetland delineation shall be provided by the applicant to 
the City prior to the issuance of a grading permit for the site. 

2. The applicant shall provide an analysis of the impacts the proposed development within the water quality 
resource area may have on the water quality resource area. The analysis shall be approved by the City 
prior to the issuance of a grading permit for the site. 

3. The applicant shall provide an analysis of the impacts the proposed development within the water quality 
resource area will have on the water quality of affected water resources in accordance with section 
17.49.G.8. The analysis shall be approved by the City prior to the issuance of a grading permit for the 
site. 

4. The applicant shall provide an analysis of measures that can be taken to reduce or mitigate the impacts of 
t11e proposed development within the water quality resource area in accordance with section 17.49.G.9. 
The analysis shall be approved by the City prior to the issuance of a grading permit for the site. 

5. The water resource report shall be prepared by a qualified professional. 
6. 111e applicant shall provide an alternative analysis in accordance with section 17.49.G. l 1. The analysis 

shall be approved by the City prior to the issuance of a grading permit for the site. 
7. The applicant shall provide a water quality resource area mitigation plan in accordance with section 

17.49.G.12. The analysis shall be approved by the City prior to the issuance of a grading pennit for the 
site. 

8. The applicant shall incorporate the removal of non-native species and replanting the area with non
nuisance plants from the Oregon City native plant list into the mitigation plan. 

9. The applicant shall not extend the storm pond outfall pipe more than 25 feet into the water quality 
resource area. 

10. The applicant shall replace the area of encroachment of the storm pond outfall pipe in accordance with 
section 17.49.H.G(b). 

11. The applicant shall reconcile the proposed vegetative corridor width reduction with the slope analysis 
submitted by Environmental Technology Consultants (Exhibit 2). "The vegetated corridor reduction shall 
not reduce the buffer area to 25 feet unless the break in the 25% slope is less than 150 feet from the 
intermittent stream. 

12. The Water Quality Resource Area boundary (including replacement area for the stormwater outfall pipe 
encroachment), work boundaries, and clearing limits shall be clearly flagged and trees shall be properly 
protected and not used to anchor or stabilize the work equipment. These limit lines and protections shall 
be in place prior to the issuance of any pennit for site work and shall remain in place throughout the 
construction process. 

13. Deed restrictions shall be prepared and recorded describing the location of the water quality resource 
area, including the replacement area for the strormwater outfall pipe encroachment. The deed shall 
protect the water quality resource area and replacement area in perpetuity. Copy of the recorded deed 
shall be provided to the City of Oregon City prior to issuance of the certificate for final occupancy. 

14. The applicant shall provide information indicating that the water quality resource area will not be subject 
to a significant negative impact as a result of changes to existing hydrologic connections in accordance 
with section 17.49.H.6( d). 

15. The applicant shall implement the recommendations presented in the geotechnical report provided by 
Geotech Solutions, Inc. and dated December 27, 2002 (Exhibit 7). 
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PROJECT, SITE DATA, AND EVALUATION SUMMARY 

Site: Tax Lot 1902, Holcomb Boulevard; Oregon City, Oregon 

ETC Project Number: EVA-02-023 

Project Staff: 

Applicant: 

Site Location: 

David Waterman, Richard Bublitz 

Pacific Western Homes 
5526 SE 122nd Avenue 
Portland, OR 97230 
(503) 252-3745 

Owner: David & Carolyn Williams 
5740 SE Byron Drive 
Milwaukie, OR 97267 
(503) 659-8595 

The site is located in Oregon City, Oregon, on the south side of Holcomb Boulevard 
approximately 200' east of Oak Tree Terrace. Legal description: TL 1902, Section 
28A, T2S, R2E, W.M. Lat: 45°22' 13" Lon: 122°33 '46". 

Acreage: 8.8 acres 

Topography: The site is located in the Clackamas Heights area at an elevation of approximately 
410' on the west flank of a low butte with maximum elevation 570'. Site slopes are 
generally east to west at approximately 5%. The Clackamas River to the north and 
Abernethy Creek to the south are deeply dissected into the surrounding landscape. A 
small waterway in the southern portion of the site has cut a fairly deep ravine with 
adjacent slopes typically at 25 to 30%. 

Land Use History: 

Adjacent Usage: 

The property is currently vacant. It appears that timber was harvested from the 
property in the recent past. Timber usage is the only evident historic usage of 
the site, although agricultural usage is also probable. 

The property adjacent to the east is a recently developed medium density single 
family residential subdivision. To the north and west are older lower density 
residences. To the south is vacant forested property. 

Waterways: A first-order stream that ultimately flows into Abernethy Creek begins onsite and 1s 
aligned in a general northeast to southwest direction. 

Floodway: None 

LWI Map Reference: City of Oregon City Local Wetland Inventory T2S R2E Section 28 

Other Wetland Determinations: None 

Determination: The waterway onsite is a jurisdictional water regulated by local, state, and federal 
regulations. 

Wetland Classes: R4SBl/3 (Riverine, Intermittent, Streambed, Cobble/Gravel and Mud) 



Introduction: 
The subject property consists of one 8.8-acre parcel in Oregon City, Oregon with the following legal 
description: TL 1902, Section 18A, T2S, R2E, WM. The City of Oregon City Water Quality and Flood 
Management Areas Map (Exhibit A, Ordinance 99-1013) shows a protected water feature and an 
associated vegetated corridor in the southern portion of the site. Therefore a water resources report is 
required in accordance with Oregon City Municipal Code (OCMC) 17.49 for any proposed development 
on the parcel. 

Environmental Technology Consultants was contracted to perform the water resource investigation by 
Pinnacle Engineering, agent for the applicant. The field investigation was performed on October 11, 
2002. An initial reconnaissance for the purpose of submitting a proposal was performed on April 3, 
2002. This report provides the information required under OCMC 17.49.050.G(l-6), which is the 
assessment phase of the water resource investigation. As of the date of this report, it was uncertain 
whether impacts would be necessary within the Water Quality Resource Area, so no additional 
information was provided under OCMC 17.49.050.0(7-12). 

Protected Water Feature Assessment: 

The "Protected Water Feature" is a first-order stream with its origin on the subject property. The bottom 
of the ravine was generally scoured to gravel and cobble at the surface. Flow width varied from a 
narrowly incised channel to a wider sheet flow regime with minimal to no incision present. This 
marginal condition is typical of areas at the upper end of drainage corridors. During the field 
investigation, we also briefly investigated the waterway where it continued offsite to the west to 
approximately 400' offsite. The channel became much more defined the further downstream we 
investigated. As shown on Figure 2 of 5 in Appendix B, data was recorded at numerous points along the 
drainageway. The following information was recorded at each of the locations. (Note that the soil pits 
were generally limited in depth due to the difficulty in penetrating deeper due to dense angular rock in 
the soil profile.) 

Data Point 1: Small collection pool fed by spring on slope just above; water at l" depth; appears 
to be infiltrating at this point, as outlet not producing surface water; soil pit dug to 6" in pool; soil 
with distinct common ped surface concentrations (a hydric soil indicator). 

Data Point 2: Poorly defined channel, 9" wide, very narrowly incised; grown over with Rubus 
ursinus (Trailing Blackberry), but not rooting in channel; soil pit dug to 12" through large angular 
rock; no water; soil between lOYR3/2 and 10YR3/l with no concentrations (non-hydric) 

Data Point 3: Well-defined bank on north; bank on south less distinct but present; had to clean out 
dense leaves and debris before channel became evident; channel 36" wide, scoured down to rock; 
soil from 0 to 7" 10YR3/2 silt loam; from 7 to 9" mixed !OYR3/2 and 10YR4/4. 

Data Point 4: Broader concavity at base of ravine, approximately 8' wide; no well-defined banks; 
rocks cover surface, moss growing on rocks the only vegetation rooting in this area; a very narrow, 
barely incised flow path can be discerned among the rocks in the middle of this area; soil 10YR3/l 
to 8" (low chroma hydric indicator); just below data point, drainage goes back into a narrow, more 
well-defined channel; just below data point, groundwater very nearly re-surfacing (saturated to 
surface) at a break in the profile. 

Data Point 5: Channel much more defined; 22" wide and 4" deep; soil is 10YR3/l (low chroma 
hydric indicator) with heavy iron concentrations on surface of the angular rocks in profile. 

Data Point 6: Channel evident; 24" wide and 4" deep; scoured to rock; soil nearly identical to 
Data Po int 5. 



The definition of a stream as provided in the OCMC 17.49 is as follows: "Areas where surface water 
produces a defined channel or bed, including bedrock channels, gravel beds, sand and silt beds, and 
defined-channel swales." This generally follows the guidelines used by the US Army Corps of Engineers 
and the Oregon Division of State Lands that a stream is defined by the presence of a bed and banks. 

With the intent of describing where the head of the stream actually begins, the following discussion 
describes the character of the low point of the concavity (the area of surface water concentration) starting 
at the east property line and moving toward the west property line. Starting near the east property line, 
the concavity is fairly broad (no ravine character) and no incised banks were identified along the low 
point of the concavity. Approximately 150' downstream along this alignment the profile drops steeply 
into the defined ravine. This steep drop was an area where rock was exposed along the face of the slope, 
and the steep cut indicates an area of historically much greater hydro logic influence in the form of scour. 
The spring identified along the face of this steep cut is further evidence of the change in hydrologic 
influence starting at this point. Data Point 1 was taken near the base of this steep cut in the flow 
alignment. Moving downstream, Data Points 2 through 4 were areas with marginal stream 
characteristics, with an incised channel intermittently occurring through the flow alignment. Data Points 
5 and 6 had more defined stream channel characteristics. 

Although the stream character is marginal between Data Points 1 and 4, the start of the hydrologic 
influence for the drainage corridor is clearly where the spring was identified on the steep cut slope near 
Data Point 1. With the majority of the downstream portion of the drainage corridor below the spring 
meeting the definition of a stream, along with the evidence of a distinct change in hydrologic influence, 
we concluded that the jurisdictional waterway begins at the spring and continues to the southwest from 
that point. 

The onsite portion of the stream is classified as intermittent, as it was not flowing during the October site 
investigation and the character of the channel does not otherwise indicate perennial flows during nonnal 
years. The spring at the upper end of the waterway was producing a trickle of water, but this was 
infiltrating at the collection pool described in Data Point 1, and this appears to be the normal summer 
condition. Further evidence of the intermittent nature of this stream is that the entire stream system 
downstream of the subject property down to where it enters Abernethy Creek is identified as intermittent 
on the USGS quadrangle map. 

The first-order stream on the subject property flows offsite and joins with another small stream 
approximately 0.4 miles southwest of the subject property. The second-order stream is identified as Tour 
Creek on the Oregon City Water Quality Resource Areas map, although the USGS quadrangle does not 
identify it as a named creek. Tour Creek flows into Abernethy Creek. Data exists that fish utilize 
Abernethy Creek from http://www.streamnet.org/. (This site obtains data directly from the Oregon 
Department of Fish and Wildlife as well as other sources.) The fish distribution map shows Tour Creek 
as not being utilized by fish. It appears from the fish distribution map, as well as from the USGS map, 
that at the lower end of Tour Creek just north of Redland Road, the stream may not be in an open 
channel, and this may be a fish barrier. This is further substantiated by the fact that Newell Creek, which 
enters Abernethy Creek from the south almost directly across the stream from Tour Creek, has fish 
utilization in the lower portion of the stream. Although the data suggests a fish barrier, we did not field 
confirm this. Regardless of this, even if fish could enter Tour Creek, it is extremely unlikely that they 
would migrate all the way upstream to the subject property due to the steep slopes and very poor habitat 
conditions in the channel on the subject property. We have concluded that anadromous fish do not 
utilize the subject property stream. 

Slopes adjacent to the subject property stream were generally greater than 25%. A topographic survey 
was performed on the subject property by G & L Land Surveying, Inc. as shown on Figure 1 of 5 in 



Appendix B. We performed a slope analysis from the topographic survey, to identify those areas with 
slopes greater than 25%, and these are hatched as shown on Figure 3 of 5. Only one area of the stream 
had adjacent slopes less than 25%, and this was on the north side of the stream in the west portion of the 
site. 

Protected Water Feature Classification I Vegetated Corridor Width Determination 

We have concluded that the stream is not utilized by anadromous fish and therefore does not meet the 
classification of"Anadromous fish-bearing streams" in accordance with Table I ofOCMC 17.49. Based 
on the topographic information, we have also determined that the majority of the adjacent slopes 
surrounding the stream are greater than 25%, and therefore the stream does not meet the classification of 
"Intermittent streams with slopes less than 25% and which drain less than I 00 acres". Therefore the 
stream falls into the default category of"All other Protected Water Features". 

In determining the width of the vegetated corridor, the key consideration was slope. In accordance with 
Table I of OCMC 17.49, in the small portion where the adjacent slope was less than 25% in the first 50' 
(a net measurement of total vertical distance I horizontal distance), the vegetated corridor width was 
limited to 50'. Net slope measurements in this area are shown on Figure 3 of 5. Otherwise the vegetated 
corridor width was established by determining the limits of the 25% slope and then offsetting that line by 
50'. This criterion established the majority of the vegetated corridor width. Where the steep slope area 
exceeded a distance of 150' from the stream, the maximum vegetated corridor width was established at 
200'. The location of the jurisdictional waters and the associated Vegetated Corridor are shown on 
Figure 3 of 5. 

Assessment of Vegetated Corridor 

The vegetated corridor was generally a fairly mature second growth forest in a natural condition. Several 
photographs are included in Appendix B that show the character of the vegetated corridor. The 
following list identifies the plant species present, along with demarcating which were dominants. 

Stratum 
Tree 

Shrub 

Ground
Cover 

Scientific Name Common Nan1e 1 Do1ninant 

" 



The vegetation association as described in the above table comprises the primary plant association within 
the Vegetated Corridor. This association is defined as Pseudotsuga-Quercus-Acer/Corylus-Acer on the 
attached Figure 5 of 5 in Appendix B. Several noxious invasive plant species were identified in this 
association: Rubus discolor, Hedera helix (English Ivy), and I/ex opaca (English Holly). These species 
were sparse throughout this primarily native association. 

Only a few relatively small patches within the Vegetated Corridor had a different association than that 
described above. This other association is identified as Rubus Thicket on Figure 5, and was 
characterized by dominance of Rubus discolor in the understory, changing the general character of the 
plant association. 

The overall character of the Vegetated Corridor is that the total average tree coverage is approximately 
65%; shrub coverage in the understory of the tree canopy averaged approximately 50%; and groundcover 
totaled approximately 80%. One area along the lower portion of the stream was generally lacking a tree 
canopy, but native shrub species covered nearly 100% of this area (the same species that were present in 
the understory of the remainder of the forest.) Even though this area generally lacked a canopy, the 
remainder of the Vegetated Corridor had a fairly complete canopy cover of mature trees. With the 
percentages listed above, the vegetated corridor meets the criteria of a "good existing corridor" in 
accordance with Table 2 ofOCMC 17.49. 

Other Characterization of the Water Quality Resource Area 

In accordance with 17.49.050.G(l ), a topographic survey map is included as Figure 1 in Appendix B. 

In accordance with l 7.49.050.G(2), the location of all existing natural features, including all trees of a 
caliper greater than 6" diameter (see Figures l and 5) , springs, seeps, and outcroppings of rock (see 
Figure 2) are provided in Appendix B. 

In accordance with 17.49.050.G(J), we performed a wetland determination for the subject property. We 
did not identify any areas beyond the stream/spring described above that met wetland criteria. Our 
wetland determination is described in greater detail in Appendix A. 

In accordance with l 7.49.050.G(4) the locations of nuisance plants are shown on Figure 5. No other 
debris was identified within the Water Quality Resource Area. 

Uses within the Water Quality Resource Area 

At this stage of the development process, it is unknown whether any activity will be required in the 
Water Quality Resource Area. In the event that ongoing design results in proposed activities such as 
utility crossings, paths, etc. within the Water Quality Resource Area, an impact analysis, alternatives 
analysis, and mitigation plan as per l 7.49.050.G(7- l 2) will be required as an addendum to this report. 



Appendix A 

Narrative for Wetland Determination on Subject Property 
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Results of Wetland Determination for Tax Lot 1902, Holcomb Boulevard: 

This investigation was carried out in accordance with the guidelines set forth in the Corps of Engineers 
Wetland Delineation Manual (Technical Report Y-87-l, 1987), herein referred to as the '87 Manual. A 
meander survey of the property was performed, with the purpose of identifying any areas that had the 
potential to meet the three necessary criteria of wetlands. Some constraint on the meander survey was a 
dense thicket of Rubus discolor (Himalayan Blackberry, FACU) that was present in the understory 
throughout the north portion of the site. Surveyors had cut a fairly extensive network of paths through 
this area, and our investigation was limited to areas visible from these paths. The vegetation and 
hydrology characteristics identified throughout the site beyond the stream corridor described in this 
report indicated that no other portion of the site had the potential to meet the three criteria of wetlands. 
The strongest evidence was the vegetation. Several sparse A/nus rubra (Red Alder, FAC) and Salix 
scoulerana (Scouler's Willow, FAC) were identified in non-dominant percentages on the slopes adjacent 
to the stream, but no trees, shrubs, or herbs identified on the site were wetter than FAC. The dominant 
trees throughout were typical of upland forests: Quercus garryana (Oregon White Oak, UPL), 
Pseudotsuga menziesii (Douglasfir, F ACU), and Acer macrophyllum (Bigleaf Maple, FACU). The dense 
thicket of Rubus discolor (Himalayan Blackberry, F ACU) among sparse non-hydrophytic trees was 
clearly a non-hydrophytic association. With no vegetation associations meeting the hydrophytic 
vegetation criteria (>50% of dominant species FAC or wetter), we concluded that no wetlands were 
present. No plots were warranted on the site beyond the stream corridor, being that the characteristics 
throughout were obviously non-wetland. 

As indicated in the report, the spring/stream system that was investigated is a jurisdictional waterway 
regulated by the US Army Corps of Engineers, the Oregon Division of State Lands, and the City of 
Oregon City. 



Appendix B 

Site Overview Map 
ETC Stream Investigation Map 
Vegetated Corridor Basis Map 

Vegetated Corridor (in relation to total site) 
Vegetation Associations Map 

Site Vicinity Map 
Plat Map 

Physical Setting 
Water Quality and Flood Management Areas Map 

SCS Soil Survey 
Oregon City Local Wetland Inventory 

Site Photographs 
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Photo 2 
A typical view of the fairly 
mature native forest associa
tion on the slopes in the 
vegetated corridor. This 
photo was taken in the area 
south of the stream. 

Photo 1 
A typical view of the marginal 
stream character onsite. Near 
the machete the stream is 
narrow and indistinct, then 
further down it becomes more 
defined. Leaves and debris, 
along with overhanging vegeta
tion obscured the location of 
the incised channel in many 
areas. Once surface flows 
starts during the rainy season, 
we expect the stream channel 
will be much more evident. 

Photo3 
Another typical view of the 
forested association in the 
vegetated corridor. 

II 



Photo 4 
A typical view of the north 
portion of the site that appeared 
to have been logged in the 
recent past. Sparse trees were 
present throughout, but the 
vegetation community was 
characterized by the dense 
thicket of Rubus discolor 
(Himalayan Blackberry). 
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January 17, 2003 Pinn~de,.OZ-09-bs 

Pinnacle Engineering 
l n57 Kelok Road 
Lake Oswego, OR 97034 
jamesstormo@attbi.com 

Attention: Jim Stormo 

GEOTECHNICAL ENGINEERING SERVICES 
Tracey Heights Subdivision - Lots 1-4 Slope Stability 

I 

I 

As authori:z:ed, we appreciate the opportunity to present this letter documenting the condition of thJ 
slopes and subsequent stability along the back of Lots I through 4 where lots e>a:end into the propoded 
water resource buffer. The purpose of our additional work was to evaluate site topography and ! 
qualitatively evaluate slope stability in the aforementioned area. 

I 
Surface Conditions · I 
The site is. located south of Holcomb Boulevard between Wasco Acres and Holcomb Hill subdivisio~s in 
Oregon City, Oregon. Undeveloped property borders the site to the south. The site topography I 
generally slopes down to the west and towards the drainage that encompasses approximately 2.5 ac:.es 
in the southwest corner of the site. This is consistent with the topography of Lots I through 4 whic)i 
slope down to the northweS1: at between I OH: IV near the planned road and 4.5H: IV along .:he backiol 
the proposed lots. : 

I 
I 

We completed a reconnaissance of the area in queotion to observe site topography and surface feaoiires 
that may Indicate recent or historic ins-..ability of the slopes leading to the drainage (located at the I 
southwest corner gf the site). The •!;ea is covered with both evergreen and deciduous trees, grass.,tand 
brush. Several two-foot diameter and larger fir trees show no signs of overcorrected growrh. No, 
seeps or springs were observed during our explorations or our reconnaissance. There is no evldenre of 
recent Instability such as fresh soil scarps. ground cracks, ground surface off-sets, or soft, wet surlicial 
soil. I 

I 

I 
Subsurface Conditions i 
The site was explored on December 20, 2002 and documented In our geotechnical report dated 1 

December 27, 2002. Geology maps (DOGAMI Bulietrn 99) of :he area indicate the site is underlain iby 
Vl'eathered Boring Lava (V\'BL) over the Troutdale Forrnation (TFl. The WBL consrso;s of silt and day 
with occasional basalt cobbles and bould~rs and generally becomes less weathered at depth_ The I 
se.diment:a.ry TF in this area ceins.is:s predominan":lv of fine si!: and clav wi!h lenses conta1nine- sand a~. d 

I I ;> 

g:--av~L ! 

CONCLUSfONS AND RECOMMENDATfO~S 
E:.ased on our observations and evaluation, the siopes aiong th~ back of Lor.; I through .; a~ ;;-..ab-le and 
exhibit no signs of instability. Provided the recommendations presented in our geotec;hnical repoM:jare 
followed, reducing the setback from the buffer for construction on the proposed lots will not increase 
the risk al insrability of these slopes. [ . 

I 
< > i 

112 
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I 

I 
January 17, 2003 Pinnacle-<l2-l,)9-cms 

I 
I 

We appreciate the opportUnity to work With you on this project and look forward to our continued 
involvement. If you have any ~uestions, please do not hesitate to call. 

Sincerely, 

?--.J& 
Ryan White, PE 
Project Engineer 

~ 
Don Rondema, MS, PE 
Principal 

Email Only 

B 13 7"' Srree~ Suite 202, Oregon City, OR 97045 
212 

Expires 12131/&f f 

ph 503.657.3487 

I 
I 
I 
I 
I 

I 
I 

fax 503.722.9946 
' ' I 
I 

i 
s 1 ~ n £:00l-0l -rn'lr 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

IN-HOUSE DISTRIBUTION 
i>I/ BUILDING OFFICIAL 
i;i,/ENGINEERING MANAGERR!S 

/ 
01/ fIRE CHIEF 
o/ PUBLIC WORKS- OPERATIONS 
a/CITY ENGINEER/PUBLIC WORKS DIRECTOR!:!'' 
o ,TECHNICAL SERVICES (GIS) 
c;i/ PARKS MANAGER 
D /ADDRESSING 
8/ POLICE 
TRAFFIC ENGINEER 
o Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE# & TYPE: 
PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MATL-OUT DISTRIBUTION 
w/c;:;.icc 
a/NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
a/N.A. LAND USE CHAIR 
i:;i/ CLACKAMAS COUNTY - Joe Merek 
i:;i/ CLACKAMAS COUNTY - Bill SpearsR/s 
o ODOT - Sonya Kazen 
a ODOT - Gary Hunt 
o SCHOOL DIST 62 
o TRI-MET 
o METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
o DLCD 

COMMENTS DUE BY: March 19' 2003 

HEARING DATE: April 14, 2003 (Type III) 
HEARING BODY: Staff Review: PC: _x_ CC: 

WR 02-18: PC Hearing 4/14/03 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Water Resonrce determination and vegetated corridor width 
reduction in accordance with Section 17.49.050.I.1 of the 
OCMC. (Related files include PZ 03-01, ZC 02-04, TP 02-07 
and VR 02-15) 
Map# 2S-2E-28AD,T1>x Lot 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Deparunent. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please rerurn the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict with our interests. 

Tk proposal would not conflict our 
int~rests if Iii-: changes noL:::C b::_-J._1\\ 
are included. 

The proposal conflicts with our interests for 
the reasons stated below. 

The follovving iten1:,- art' n1issing and are 
nee,,i~d fu:" reYiev.:: 

Signed -~o3..aAA~~\IJ_, ~-'-'---"'+· ~>-"--__ 3_•f<g_-_03 __ ~--
Title I a;-.,. . Pl?Ai.ill.w~ vse Co1.t.1WAiTC-ee 

I 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATEF 

Exhibit 5G. 



CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road- Oregon City, OR 97045-0304 

Phone: (503) 657-0891 Fax: (503) 722-3880 

TRANSMITTAL 
February 18, 2003 

/N-JIOUSE DISTRIBUTION 
;;a/ BUILDING OFFICIAL 
i;i/ENGINEERING MANAGERRis 
WJ./FIRE CHIEF 
a/PUBLIC WORKS- OPERATIONS 
i:J/"cnY ENGINEER/PUBLIC WORKS DIRECTOR~/-; 
o .TECHNICAL SERVICES (GIS) 
,31/PARKS MANAGER 
o ,ADDRESSING 
a/ POLICE 
TRAFFIC ENGINEER 
o Mike Baker @ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 

IN REFERENCE TO FILE # & TYPE: 
PLANNER: 
APPLICANT: 
REQUEST: 

LOCATION: 

MAIL-OUT DISTRIBUTION 
w/9cc 
a/NEIGHBORHOOD ASSOCIATION (N.A.) CHAIR 
llJ/N.A. LAND USE CHAIR 
GI/CLACKAMAS COUNTY - Joe Merek 
a/CLACKAMAS COUNTY - Bill Spearsl':(s 
o ODOT - Sonya Kazen 
o ODOT - Gary Hunt 
o SCHOOL DIST 62 
o TRI-MET 
o METRO - Brenda Bernards 
o OREGON CITY POSTMASTER 
o DLCD 

COMMENTS DUE BY: March 19, 2003 

HEARING DA TE: April 14, 2003 (Type III) 
HEARING BODY: Staff Review: PC: _K._ CC: 

WR 02-18: PC Hearing 4/14/03 
Tony Konkol, Associate Planner 
Tom Skaar I Jim Stormo 
Water Resource determination and vegetated corridor width 
reduction in accordance with Section 17.49 .050.I. l of the 
OCMC. (Related files include PZ 03-01, ZC 02-04, TP 02-07 
and VR 02-15) 
Map #WS-2E-28AD,Tax Lot 4300. 

This application material is referred to you for your information, study and official comments. If extra copies are required, 
please contact the Planning Department. Your recommendations and suggestions will be used to guide the Planning staff when 
reviewing this proposal. If you wish to have your comments considered and incorporated into the staff report, please return the 
attached copy of this form to facilitate the processing of this application and will insure prompt consideration of your 
recommendations. Please check the appropriate spaces below. 

The proposal does not 
conflict \Vith our interests. 

The proposal would not conflict our 
interests if the changes noted below 
are included. 

The proposal conflicts with our interests for 
the reasons stared below. 

The follo\ving. ite1ns are n1issing and are 
needed for review: 

Signed~~ 
Title =6 ~ 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATEI 

Exhibit 5)? 
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CITY OF OREGON CITY - PLANNING DIVISION 
PO Box 3040 - 320 Warner Milne Road - Oregon City, OR 97045-0304 
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February 18, 2003 

IN-f:JOUSE DISTRIBUTION 
ril/ BUILDING OFFICIAL 
Q/ENGINEERING MANAGERRIS 
OJ./FJRE CHIEF 
a/PUBLIC WORKS- OPERA TIO NS 
i;i/.CITY ENGINEER/PUBLIC WORKS DIRECTOR>:./" 
::i ,TECHNICAL SERVICES (GIS) 
G/ PARKS MANAGER 
::i /ADDRESSING 
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TRAFFIC ENGINEER 
::i Mike Baker@ DEA 

RETURN COMMENTS TO: 

Tony Konkol 
Planning Division 
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PLANNER: 
APPLICANT: 
REQUEST: 
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o/ CLACKAMAS COUNTY - Joe Merek 
o/ CLACKAMAS COUNTY - Bill SpearsR/s 
o ODOT - Sonya Kazen 
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HEARING DA TE: April 14, 2003 (Type Ill) 
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ANALYSIS AND FINDINGS 

The applicant has proposed to amend the comprehensive plan from LRIMH to LR, and change the 
zone from R-6/MH to R-6 for the property located on the south side of Holcomb Boulevard 
approximately 180 feet east of Oak Tree Terrace. Applicant is proposing to develop a 29-lot 
subdivision on the site. 

Staff recommends approval of the proposed subdivision provided the following recommendations and 
conditions of approval are followed: 

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES. 

The site is located in the Livesay Drainage Basin as designated in the City's Drainage Master Plan. 
Drainage impacts from this site are significant. The site drains to a tributary of Livesay Creek. 
Livesay Creek drains to Abernethy Creek, which is an anadromous salmon-bearing stream. Erosion 
and water quality controls are critical for the development of this site. 

The southern half of the site is located within the Water Quality Resource Area Overlay District. 
Under the requirements of Chapter 17.49, the applicant must delineate the water feature boundaries 
and determine the required vegetated corridor width between the water features boundaries and the 
proposed development. The vegetated corridor area is to remain undisturbed. 

The applicant provided a copy of a Water Resources Report prepared by Richard Bublitz of 
Environmental Technology Consultants, and dated October 16, 2002. According to the report, the 
water resource crossing the site is an intermittent stream. Applicant has proposed providing 50-foot 
to 200-foot wide vegetated buffer areas along the intermittent stream depending on the steepness of 
the adjacent slopes. The vegetated corridor areas are to be improved by removing non-native species, 
and replanting with non-nuisance plants from the Oregon City native plant list. 

Applicant has proposed draining the developed part of the site into a detention/water quality pond 
system. The detention system is located at the northeastern end of the intermittent stream. The 
detention system is proposed to discharge through a level spreader to the intermittent stream. 
Mitigation measures for impacts caused by the development of the site were not addressed in the 
report. Applicant has proposed reductions in vegetated corridor width at lots 2, 3, and 4, and 
construction of storm facilities in the buffer area. The Water Resources Report will have to be 
revised to show impacts to buffer area and mitigation for the impacts. 

D:\wp\ Wr02-l 8.doc 
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WR02-18, Tracy Heights Subdivision 2S-2E-28AD, TL 4200 & 4300 

ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS Page 2 
Jay E. Toll. Senior Engineer March 26, 2003 

Applicant has proposed a storm sewer system that appears to meet City code with a few 
modifications. 

Conditions: 

J. Developer shall revise Water Resources Report to address impacts from, and mitigation for 
the proposed development in the vegetated corridor. Report shall be submitted to the City for 
review and approval. 

D:lwp\Wr02-l 8.doc 
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CITY OF OREGON CITY 
PLANNING COMMISSION MINUTES 

April 14, 2003 

COMMISSIONERS PRESENT 
Chairperson Linda Carter 
Con1111issioner Renate Mengelberg 
Commissioner Lynda Orzen 
Corm11issioner Tim Powell 

COMMISSIONERS ABSENT 
Conunissioner Dan Lajoie 

1. CALL TO ORDER 

STAFF PRESENT 
Dan Drentlaw, Planning Director 
Tony Konkol, Associate Planner 
Pat Jolmson, Recording Secretary 

Chair Carter called the meeting to order at 7:03 p.m. 

2. PUBLIC COMMENT ON ITEMS NOT LISTED ON AGENDA 
None. 

3. APROV AL OF MINUTES 
None. 

4. HEARINGS: 

Chair Carter explained that all of the hearings on the agenda were quas~judicial in nature and that all three 
requests were by the same applicant, Tom Skaar/Pacific Western Homes. They consisted ofa request for an 
a1nendment to the Comprehensive Plan, a zone change request, and a water resource hearing. 

PZ 03--01 (Quasi-Judicial Amendment to the Comprehensive Plan Hearing), Tom Skaar/Pacific 
Western Homes, Inc.,; Request for an amendment to the Comprehensive Plan for 9.23 acres from Low 
Den;ity Residential/Manufactured Housing to Low Densitv Residential for the properties identified as 
Map 2S-2E-28AD, Tax Lots 4200 and 4300. 

ZC 02--04 (Quasi-Judicial Zone Change Hearing), Tom Skaar/Pacific Western Homes, Inc.; Request 
for a Zone Change of9.23 acres zoned R-6 Single-Family/Manufactured Housing District to R-6 
Single-Family Dwelling District for the properties identified as Map 2S-2E-28AD, Tax Lots 4200 and 
4300. 

Chair Carteropened the public hearing at 7:05 p.m. for the Comp Plan amendment and the zone change 
requests to be presented simultaneously, and gave the parameters and procedures for these hearings. She 
asked if any conunissioners had had any ex parte contacts, had visited the site, or had any bias relating to 
these applications. She noted that she had attempted to visit the site but couldn't see much. There were no 
challenges against the Planning Conunission or any individual n1embers to hear these applications. 

Tony Konkol gave the staff report, identifying the applicant and the site addresses and explaining that one 
request was for a Comprehensive Plan change from LR/MH - Low Density Residential/Manufactured 
Housing to LR - Low Density Residential, as well as a zone change from R-6 MH - Manufactured Housing 
Single-Family to R-6- Single Family. These are Type IV land use applications, of which a denial can be 
presented by the Planning Conunission (PC) or a recommendation for approval can be submitted to the City 
Co1nn1ission, for which a hearing has been noticed. 
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In addition, there was a concurrent application on the agenda for a water resource review for the subject site 
as well as a subdivision application for a 29-lot R-6 subdivision on this site and a variance to the lot width of 
one of the proposed lots. The subdivision and variance are Type II administrative decisions, and the water 
resource is a Type III. 

(Full copies of the applications, staff report, and related documents are available for review in the public 
record.) 

Chair Carter asked why this particular variance is Type II and is handled at staff level rather than coming to 
the PC for a lot variance. Konkol said under 17.60 (the Variance Code), there are five situations in which an 
administrative variance can be done at the staff level Type II. One is a lot width reduction of less than 5%, 
as in this case. 

Konkol said the site is located just south of Holcomb Boulevard and east of Oak Tree Terrace. Directly east 
oftl1e parcel is the Wasko Acres subdivision, which is currently being developed and is zoned R-6 MH. To 
the west are six parcels with a Comp Plan designation of Low Density Residential that are zoned R-10, 
Single-family. Directly south of the site are two parcels outside of the city limits that are Low Density 
Residential in the Comp Plan and are still mder the county designation of FU - I 0. Directly nortl1 of the site 
is Holcomb Boulevard and north of fuat is a parcel also outside of fue city limits with Low Density 
Residential and an FU-I 0 zoning designation in Clackamas County. 

Proper notice of tllis hearing was done with letters to property owners within 300 feet of fue property site, 
notice at the property site, notice in the paper, and the staff report being made available seven days prior to 
this hearing. Comments were received from fue Park Place Neighborhood Association and fue Oregon City 
Director of Public Safety, botl1 of which indicated that fue zone change and the Comp Plan amendment do 
not conflict with any of their interests. Comments were also received from Oregon City Public Works, the 
Oregon City Engineer, and David Evans & Associates, which does the contract work for the City for traffic. 
Those comments have been incorporated into the staff report. 

The applicant is proposing to change the Comp Plan from Low Density Residential/Manufactured Housing 
to Low Density Residential R-6. TI1ere is only one zoning designation with the R6 MH, which allows 6.4 
dwelling units per acre. The applicant has requested to change the Comp Plan to Low Density Residential 
and a zoning designation under tllat of R-6, which allows up to 7.3 dwelling units per acres. So this is an 
increase of .9 dwelling units per acre, or roughly 8 homes over the 9.23 acres. 

When looking at a public need for fue zone change and amendment, this would allow for a variety of housing 
units at a different range of prices than what currently exists in Park Place. It is currently Low Density 
Residential and is predominantly R-10 in this area of Park Place. This would allow a different size of 
housing units in this area of Park Place. Further, it was determined by the traffic engineer that this increase 
of eight houses was not significant enough to warrant a new traffic study for this site under the worst-case 
scenario. 

Konkol said the Low Density Residential/Manufactured Housing Comp Plan designation and fue zoning 
designation came about approximately 10 or 11 years ago when manufactured housing was designated by the 
State as an affordable housing type. Most jurisdictions allowed manufactured housing in all their residential 
dwelling zones. Oregon City decided to create their own zone and allow them only in certain areas. After 
going through the process of identifying properties and giving them the Comp Plan designation and the 
zoning designation, State law changed. Now we allow manufactured homes in almost every residential 
dwelling area in the city except in the Canemah and McLaughlin neighborhoods. 
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Therefore, the idea behind the manufactured housing overlay and the Comp Plan and zoning designation has 
become outdated and just has not been updated yet. This zoning designation of Manufactured Housing does 
not require only manufactured housing. Stick-built, detached housing is allowed in this zone under the 
Comp Plan and this zoning designation. 

The applicant is asking for this change because of the 20-foot height limitation that is placed on the R-6 MH 
zone that restricts the height of the building, which restricts the type of housing that can be placed therein. 

Regarding adverse affects associated with these proposed changes, Konkol noted the following: 

• Community facilities (sewer and water) are stubbed to the property and can be extended through the site. 

• A natural water resource has been identified on the property. By implementing the Water Resource 
Code, we are implementing the goals and policies of the Comp Plan for the protection of these water 
resources. 

• All adjacent properties are zoned Low Density Residential in the Comp Plan, which allows for R-6, R-8, 
and R-10. Wasko Acres directly to the east is zoned R-6 MH, which allows 6,800 square foot lots. The 
applicant is requesting R-6, which allows 6,000 square foot lots, so it would be compatible. 

• Regarding the transportation system and impacts, with or without this development the intersections at 
Holcomb and 213 and at Holcomb, Redland, and Abernethy will be failing by the year 2008 with the 
projections used for their calculations. However, as stated earlier, the eight additional houses do not 
warrant a new traffic study for this site. Any Conditions of Approval (COA''S) that would be associated 
with the proposed development of the site would be implemented at the subdivision level and staff has 
indicated that a non-remonstrance agreement with the City might be applicable in this situation. The 
traffic study done by David Evans and Associates for the proposed subdivision did not find that the 
amount of development proposed on this site warrants off-site mitigation (intersection improvements) at 
this time. There would be half-street improvements associated with this development along Holcomb 
Boulevard, and all the interior streets would be designed to City standards. Holcomb Boulevard would 
be designed with a typical half-street improvement, including pavement, curb, gutter, street trees, and 
sidewalk. 

• Regarding housing, Konkol reiterated that this would allow a variety of housing in Park Place to allow a 
combination of R-6, R-6 MH, and R-10 types of housing and a variety of prices and ranges. 

• Regarding natural resources, the site is not on any natural resource areas identified on the Comp Plan but 
it is in the Water Resource Overlay District, for which a water resource review is applicable. The 
property is also in a wet soils and high water table which, through a geo-tech investigation at the 
subdivision design level, would be addressed for appropriate remedies and actions to be taken for 
development on a high water table. 

• There is bus service close to the site, although it stops at the Clackamas County Housing Authority to the 
west of the site along Holcomb and does not go all the way down to the site. 

• The Parks Master Plan does not call for any more pocket parks due to maintenance and upkeep costs, but 
it does identify a goal of protecting stream corridors, etc., which could be done through the water 
resource review and the protection that would implemented through that as the site is developed. 

Jn conclusion, Konkol said staff is proposing a change from R-6 MH to R-6. He reiterated that, ifthe site 
were completely developed at its maximum, in would inchde eight additional housing units. He also said 
the main reason for this is to remove the 20-foot maximum building height to allow traditional stick-built 
houses to be built on the property. Therefore, staff recommends that the Comprehensive Plan designation 
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change from LR MH to LR and the zone change from R-6 MH to R-6 be reconunended for approval to the 
City Commission without any conditions. 

Mengelberg asked ifthe slope issues on the site are what are causing the developer to want the height 
restrictions removed or if parts of the site are impaired because of the stream setbacks and the slope issues, 
so that they need to maximize density by going upward. 

Konkol said he didn't think that was the issue, but he would defer that question to the applicant. 

Mengel berg asked if the manufactured housing development within the City is meeting the State 
requirements. 

Konkol said he didn't know regarding affordable housing, but he knows it is allowed in every zone. Also 
included in the Comp Plan is the idea that protection of our existing housing stock allows for a great way to 
provide affordable housing because it is cheaper to move into an existing house than to build a new one. 

When Mengel berg asked if there is any State requirement that we have a certain percentage of manufactured 
housing or if we just need to provide the opportunity, Konkol said it is the latter. 

Powell asked if Holcomb is still a county road, and what the current condition is in that area. Specifically, he 
wanted to know if a half-street improvement on one side would be a major problem on the other side (not 
that he was expecting anyone to improve both sides, he said). 

Konkol said he didn't think it would make things any worse. He said we would get a halt~street plus 10 feet 
on the other side of the center-line ifthe road is in bad shape. So, for the frontage of this property, brand 
new road would be built where applicable if deemed necessary by the City Engineers at the time the sewer 
cut in the street was created, or appropriate in1prove1nents would be determined. 

When Powell asked if the County is planning any maintenance on that road at this point, Konkol said no. 

Mengel berg asked if the County considers it a local street, and Konkol said it is a minor arterial. 

Chair Carter asked if would be reasonable to assume that it would match up with Wasko Acres and be 
unifom1 throughout that section, and Drentlaw said yes, noting that it would be built to City standards. 

Powell said he was really trying to look long-term to avoid a similar situation to that in South End, where 
half-street improvements were made and then very shortly thereafter the County dug it up to do their work, 
after which the half-street improvements on the other side were never finished. 

Drentlaw said we're just trying to get what we can as development occurs, and Chair Carter said this is an 
ongoing problem until the rules are changed because improvements are currently done increment by 
incre1nent, which is obviously not the 1nost desirable. 

Applicant Tom Skaar, Pacific Western Homes, Inc., 5530 NE 122"d Avenue, Suite A, Portland, Oregon, said 
the height limitation is one issue. The other major issue is the lot dimension requirements that are part of R-
6/MH because they were designed to ensure that manufactured homes were placed on lots with the long 
access parallel to the street. Therefore, there are minimum lot width standards in that designation that don't 
work very well in tenns of higher density single-tinnily ( 6,000-foot lots). It is very hard to develop any 
density in terms of developing a 6,800 square foot lot subdivision with 80-foot wide lots. 
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In addition, this site is severely constrained by the water resource property that is part of it. As a result, they 
will only get to develop about 60% of the total land area. Therefore, to get the kind of density that makes 
this kind of subdivision economically feasible, they need to get away from the 80-foot wide lots and get to an 
R -6 designation instead. 

Mengelberg referred to staff's comments about a variety of housing types and asked if those would 
primarily be single -family houses with different sizes and different price points, or if there would also condos 
and townhouses. 

Skaar said it is their expectation that these would all be single-family detached dwellings, not condos and 
townhouses, with price ranges likely between $190,000 and $260,000 and square footages from 1,600 square 
feet up to perhaps 2,400 square feet. 

Chair Carterasked ifthere would be a variety of lot sizes or ifthere might be $260,000 homes on 6,000 
square feet. 

Skaar said mostly the latter, although there are a few larger lots. He said today's market is such that the 
home-buying public has gotten used to 6,000 square foot lots, and in some cases even smaller than that. For 
instance, he said in some cases in Portland they are building $250,000 houses on 4,000-foot lots and not 
meeting any market resistance to speak of because that is all that is available. 

Chair Carter said the PC has talked in the past about trying to preserve the rural feeling, and she had 
overlooked a couple of questions of staff. She then asked staff if Wasko Acres was R-10 at the time of the 
original application. 

Konkol said no. He said they have a Comp Plan ofLR/MH as well as a zoning designation ofR-6 MH. 

Chair Carter asked how they could be building two-story houses if they are zoned MH, assuming that the 
height restriction is one-story. 

Konkol said the height restriction is 20 feet, which is measured hal!Way between the peak of the roof and the 
eve of the roof. He said he hasn't done a plan check on the housing type at Wasko Acres but he could look 
into that, although he would think they are meeting Code. 

Chair Carter asked the applicant what they are building that would be more than two stories or 20 feet high. 

Skaar said they are not building anything to be more than two stories, and he reiterated that the issue for the 
applicant is not so much height as the lot dimension requirements. 

Mengelberg asked how people would primarily access Holcomb, specifically, would they be using the 
public alley that is drawn between lots 18 and 19 or would they be coming up Smithfield Drive? 

Skaar said they would be coming through Wasko Acres and up Smithfield Drive. The alley, in fact, 
provides no access other than emergency services access. 

Orzenasked if the alley is large enough for fire/emergency vehicles to access, and Skaar said according to 
the Fire Department, yes. It is meant just a secondary straight-through access in the unlikely event that 
Smithfield Drive was blocked off by a catastrophe and there was no other access available to that portion of 
the subdivision. 
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Chair Carternoted that ifit is there, the people will use it, but Skaar said it would be gated off with some 
sort of a barrier. 

When Powell asked if the other public alley is for access to lot 20 and the existing house, Skaar said it is for 
access to the existing house and/or its garage and for access to lots 20 and 21. 

Chair Carter asked what the proposal is for the small piece ofland between lots 20 and 21, and Skaar said 
that is a proposed 10-foot private sanitary sewer easement. 

Drentlaw clarified that the Plarming staff has not yet reviewed the subdivision plan and that much of this 
discussion was getting into subdivision plan questions, but this hearing is only for zoning. Chair Carter 
said okay, but it helps to understand the reasons behind the request. 

In conclusion, Skaar said the applicant was in agreement with staffs conclusion and respectfully requested 
recommendation for approval by the Planning Commission to the City Commission. 

Chair Carter said she was a little confused because Manufactured Housing lots are 6,800 square feet but she 
thought R-6 lots for single-family dwelling units, which are 6,000 square feet, would be larger. 

Konkol said the MH lots are actually bigger basically because they are wider. 

Skaar noted that there has been talk of getting rid of the MH designation citywide for many years and he 
thinks it is in process to occur sometime soon. 

Moving to public testimony, Mark Wetze~ 16200 S. Oaktree Terrace, said his property backs up directly to 
the one-acre site at the proposed development. He said he and his neighbors are already having a problem 
with the positive rise that happens just east of Oaktree Terrace because it is kind of a blind rise. In particular, 
they are concerned about busses, traffic, etc., and he noted that this was addressed once before during the 
development of property at the end of the street. 

Drentlaw said a condition was placed on that developer to bring that hill down to meet City site distance 
requirements between Oaktree and Holcomb. 

Wetzel said that adding more traffic makes it more of an issue because it is a country road with no speed 
limit signs and people travel it pretty fast until they go around the comer at Oak Bend. He said the residents 
are particularly concerned about children waiting for the bus in the morning. 

Wetzel said another issue is the water drainage. He said a water reservoir is being built uphill from them 
because many of the current residents are still on wells. The concern is that a lot of the water that currently 
goes directly into the forest might be diverted, and he asked if any research was done about the possibility of 
their wells going dry. 

Chair Carter said that question would probably be more appropriate for the water resource portion of this 
application. 

Wetzel referred to the conunent that there were no plans for a park, but he said some children currently play 
in that area. The concern is that there are no parks designated for the area but he conceded that if there is 
a corridor for the water area, that would probably provide enough space for kids to play. 
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Finally, he said the area currently is forested and has a good rural feel to it. He said they are concerned about 
having such density from the development backing right up to their lots and he said it would be nice to keep 
some of the full-grown maples and oaks that are there today. 

Chair Carter said these are some good points that the PC has discussed in the past, but the PC must always 
come back to the constraints they must work within. She said everyone would like a perfect world, but 
piece-meal development never results in the highest desirable use. In fact, our laws give the property owner 
the right to do what they want with their property and often people work alone rather than creating a plan 
with neighbors that might make a better overall situation. 

She agreed that the road issue is a really big issue, but the County owns the road. She said it is her 
understanding that the City would take the road from the city down except that the County would have to 
give maintenance money to bring the road up to City standards, whi:h the County doesn't have the money 
for, nor does the City have the money to make the improvements on the road. She suggested that the Park 
Place Neighborhood Association might want to get together and come up with some kind of a plan to tax the 
people who are using the road to accomplish the needed improvements. 

Chair Carter asked staff if this particular development would have to be accountable in any manner towards 
the burden that was put on the last applicant to smooth out that hump. 

Konkol said the hump is in front of the applicant's property and any conditions of approval would be 
detennined at the subdivision review. 

Drentlaw said they will also be looking at participation of other subdivisions as they come in. 

There was no applicant rebuttal. 

The public hearing was closed at 7:45 p.m. 

In deliberations, Orzen complimented staff on the preparation of the packets, particularly noting the 
organization and conciseness of infonnation. She said it appears to be an easy zone change request and 
although there are some concerns about the development of large parcels, there is no easy fix. Therefore, she 
was in favor of these requests. 

Powell said he had seen and heard the comment on the traffic study, but he was interested about the traffic 
through the neighborhood. He said they just had a cul-de-sac issue on South End and, even though they 
weren't talking about design at this point, he said it was hard to make a decision when there was no 
infonnation about the traffic study itself (for the whole area, not just this subdivision), even though he 
understands that eight additional houses is not a major addition. 

Konkol said the traffic study was provided by the applicant and reviewed by our Traffic Engineer. There 
was adequate sight distance from the entryway in and out of Wasko Acres onto Holcomb. He said he could 
find the trips per day that would be generated ifthat would help, but he didn't believe that it warranted a 
right-tum lane into the subdivision, and the subdivision did not warrant off-site impacts other than its 
frontage. 

Powell said he understood that Park Place didn't have an issue with this, but he didn't want someone 
complaining later about the increased traffic causing problems. 

Konkol then read from the traffic report that "The subdivision will generate 21 a.m. peak hour trips and 30 
p.m. peak hour trips based on single-family detached housing ... Site distance of 500 feet to the west and 
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east. .. both distances exceeding City standards .... " He noted that only stop signs at Holcomb were required. 
He said he could see that eventually there would be a connection from the Wasko Acres subdivision through 
this subdivision, most likely, connecting to the Oaktree Terrace. At that point, he said further study would 
need to be done for the tum out of Oaktree. 

Powell said he understands that the affordable housing requirement needs to be met, but he thinks that can be 
done without the MH designation, so he would vote to get rid of it. 

Powell said again that he understood that Park Place had looked through this application and had no issues, 
but he asked if Konkol could present such infonnation in the future. 

Mengelberg agreed that the application seems reasonable. The site size isn't significantly smaller or bigger 
than the surrounding uses. She said, though, that she is sensitive to the neighbors' concerns and encouraged 
staff to look at these at the Site Plan and Design Review stage, particularly considering the comments about 
preserving larger trees for slope stabilization and stonnwater drainage. She encouraged them to look at ways 
to make the open space accessible for the neighborhood since parks will not be provided. She also suggested 
they look at the well impacts of the development. With that said, she said she was comfortable with the 
applications. 

Orzen moved to forward the proposed Comprehensive Plan amendment, PZ-03-01 and the zone change 
request, ZC-02-04, with a recommendation of approval to the City Commission for a public hearing on a date 
certain of May 1", 2003. Mengelberg seconded the motion, and it passed unanimously. 

WR 02-18 (Quasi-Judicial Zone Change Hearing), Tom Skaar/Pacific Western Homes, Inc.; Request 
for a Water Resource determination and reduction of the vegetated corridor in accordance with 
Section 17.49.050.I of the Oregon City Municipal Code for the property identified as Map 2S-2E-
28AD, Tax Lot 4300. 

Konkol gave the staff report, saying that the applicant is requesting a water resource determination and 
reduction ofa vegetated corridor. He said this is a Type III land use decision, of which the Planning 
Commission's decision is the final decision unless it is appealed to the City Commission within 10 days. 

(Full copies of the applications, staff report, and related documents are available for review in the public 
record. Drentlaw noted that water resource requests are normally seen by staff but since the applicant is 
asking for a reduction, it was being brought to the PC.) 

Konkol said the subject site is located south of Holcomb Boulevard but does not have a site address. 
However, it is identified as Clackamas Map 2-2E-28AD, Tax Lot 4300. It is approximately 8.81 acres, and 
the applicant has requested a vegetated corridor width reduction due to slopes in excess of 25% on the 
property. The site is located in the Clackamas Heights area at an elevation of approximately 410 feet. The 
site slopes are generally east to west at approximately 5-10%. A small waterway in the southern portion of 
the site has cut a fairly deep ravine with adjacent slopes typically at 25-30%. 

The neighboring parcels, as described in the earlier hearing this evening, are all zoned Low Density 
Residential except for Wasko Acres to the east, which is Low Density Residential/Manufactured Housing. 

The applicant provided the City with a water resource report which was prepared by Richard Bublitz of 
Envirom11ental Technologies and dated Oct. 16, 2002 (Exhibit 2 in the staff report). The findings of that 
report agreed that this is a jurisdictional waterway on the site. It is a first order stream that enters Abernethy 
Creek. Under the Oregon City Code for designating what type of features need to be protected, this has been 
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identified as a water resource crossing the site as an intermittent stream. It indicates that a majority of the 
surrounding slopes are greater than 25%. Therefore, the stream does not meet the classification of 
"inten11ittent stream with slopes less than 25% and with terrain less than 100 acres." Thus it falls into an "all 
other protected water features" category. The applicant has proposed a 50-foot to 200-foot wide vegetated 
buffer around the intermittent stream, depending on the steepness of the adjacent slopes. 

He said staff concurs with this finding of the water resource report. 

Konkol said the applicant has proposed a new stormwater pre-treatment facility within the water quality 
resource area. Their actual storm pond for their detention and water quality is outside of the vegetated 
corridor. However, they are running an outfall pipe down into the vegetated corridor, which is the impact for 
which the applicant needs to provide additional information to determine the impacts and alternatives 
analysis and potential negative impacts of that outfall being place inside the vegetated buffer. 

He said the outfall is a provisional use so it is allowed, but it needs to meet Section G and H of the Oregon 
City Municipal Code. The consultant who prepared the report said they were not sure at the time of the 
report if the vegetated corridor would be impacted and that if it was, additional information, specifically as 
noted in Conditions of Approval (COA's) 2-7, would need to be provided to the City. It appears that the 
outfall pipe extends about 25 feet, if not a little more, into the vegetated corridor. He said storrnwater 
facilities are not allowed to be more than 25 feet into the vegetated corridor, so a COA regarding this would 
be reviewed during the subdivision phase. 

Konkol said the applicant has provided a topographic map of the site showing the water quality resource 
delineation, existing natural features on the site, and nuisance species that are on the site. The corridor has 
been identified as a good existing corridor with 65% canopy, 50% shrub, and 80% groundcover. 

Konkol said the applicant has also requested a vegetated width reduction and he (Konkol) used an overhead 
to better show Exhibit 2, no. 3 of 5, which is the applicant's submittal to show the vegetated corridor. 

Konkol outlined where the vegetated corridor would extend to, noting that some of the slopes are in excess 
of 25%, which means that the 50-foot vegetated corridor distance starts where the 25% slope stops. In this 
case, the slope is in excess of 150 feet, or the maximum vegetated corridor that can be provided, which is 200 
feet. As the break in the 25-foot slope starts to occur, the distances are less than 200 feet. 

When Mengelberg asked if the 200 feet is along the land surface or as the crow flies, Drentlaw said it 
should be measured parallel-not counting the slope but straight up and across, or as the crow flies. 

Konkol then showed a visual of the actual reduction request, specifically showing how the slopes are in 
relation to 25% and the widths from the stream in explaining that one of the CO A's addresses tl1e issue that 
where the applicant is requesting the vegetative corridor with reduction does not reconcile with the existing 
slopes. Therefore, he entered into the record Exhibit A, which was his working document to show the stream 
coming in and the approximate location of where the break in the 25% slope is 150 feet or less from the 
stream. He said everything in one area is in excess of 150 feet, thus the exe1nption to reduce it is not 
applicable. He explained that it appears to be about 45 feet along the back side of lot 2. 

Mengelberg asked if there are ways to put slope easements or restrictions on development of the lot so that 
the habitat and riparian areas are protected from development while still being part of the lot or if the 
encroachi11ent on lot 2 is so 111uch that it 1nakes it unbuildable. 

Konkol said he doesn't think it makes it unbuildable. He said they do lot averaging for lot depth, so he 
doesn't see that as an issue. He also said we do not have water resource conservation easements as an option 
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in the Development Code. He explained that this would be put into Tract A, which would be written out of 
the property description. It would not be part of the property and would not count toward the square footage 
of the property. 

When Chair Carter asked how steep the dropoff is at the edge of lots 2, 3, and 4, Konkol said it is less than 
25%, and Drentlaw said it is a little less than 4: 1, with 1 being vertical and 4 horizontal. Konkol said there 
are development standards relating to steep slopes in excess of 35%, and this is not tl1at steep. 

Konkol said there is only one criterion applicable to this request for a vegetative reduction, which is that a 
geo-teclmical report is perfonned that says the slope is stable, and he sai:I that has been provided. There is a 
COA that requires the applicant to follow the recommendation of the geo-teclmical report. 

Mengelberg asked if the property owners would be prohibited from clearing that area, noting that it seems 
like a person would want to leave the vegetation in place to maintain stability. 

Konkol said once it is put in the tract, it will be maintained as it is, so tl1ere will be no clearing. He clarified 
that this only applies to tl1e small section where the reduction will not \::e applicable. The rest of the land 
along lots 2, 3, and 4 will be taken out of the vegetative corridor, after which property owners could choose 
to re1nove trees. 

He said this is necessary because our Code requires all lots to be I 00 feet, and this is allowed as an option in 
our Code. 

Drentlaw noted that in the one identified area it would go from what would nonnally be about 200 feet down 
to about 175 feet to the streanl. 

Chair Carter asked why they would not simply get a variance to the lot size rart1er than doing this. 

Drentlaw said it would be hard for them to meet the variance criteria in a case like this, and he reiterated tlmt 
the Water Resource Code clearly specifies this as an option. 

Konkol added that our nonnal vegetative corridor is about 50 feet, whereas this is in excess of 150 feet, and 
he said that was allowed to give come flexibility in cases such as this where there is such an expanse between 
the development and the water resource. 

Chair Carter clarified for the applicant that the PC often asks lots of questions in order to get the cumulative 
effect, which is never an actual consideration because we are only allowed to work with the current 
application. It is more an attempt to try and avoid a down-the-slope disaster such as drying up the wells, as 
was 111entioned as being a concern by some of the neighbors. 

Powell asked staff what types of trees and plantings are in the area currently, and what is below those. 

Mengelberg referred to Figure 5 of 5 which shows that there are maple, oak, hazelnut, and perhaps Douglas 
fir trees, and Orzen said the undergrowth is mostly native shntbs. Konkol concurred, saying there are a few 
areas of nuisance, but for the most part it is in a very natural state with native vegetation predominatng. 

Powell at,>reed with Chair Carter that his concern is whether what is below will be sufficient to maintain and 
not have a problem with runoff. 



CITY OF OREGON CITY PLANNING COMMISSION 
Minutes of April 14, 2003 
Page 11 

Konkol said their consultant categorized this as good existing conidor and that with 50% shrubs and 80% 
groundcover, it would be sufficient. 

Mengelberg asked staff what would be the ultimate fate of Tract A. Would it be owned by the City or by the 
developer and left open, never to be developed? 

Konkol said the applicant has multiple options. He said it will be put into a tract and a D restriction will be 
put on the deed protecting that area in perpetuity from development, as well as identifying it as a vegetative 
conidor on the plat map. It can be given to the City to maintain or the applicant can keep it. He noted that 
the applicant will also have to do mitigation associated with the outfall, which will also be noted on the plat 
to show where the mitigation is occuning and any areas that needed to be added if the areas that are impacted 
need to be replaced. 

Mengelberg said she asked this because situations like this can cause conflict amongst the residents 
surrounding the area as to its usage, so it seems better to sort it out ahead of time, to which Konkol reiterated 
that there is no parks n1aster plan nor is there a region- or city-wide trail system plan. 

Chair Carter asked ifthe lots slope toward the detention pond which would be collecting all the 
neighborhood runoff. 

Konkol explained that the detention pond would be higher up so tl1ey would probably over-detain above to 
account for the houses below. 

Chair Carter asked if the space around tl1e intermittent stream would be usable space or ifit would be 
dangerous for kids to have access to it. 

Konkol said the stream is very small. At rts inception, it bubbles up out of the ground and then disappears, 
and then re-emerges further down the hill, and probably only has about a 6 - 8 inch stream canal, which 
widens as it continues downstreain. 

When asked if this might be something the citizens might utilize, Konkol said nothing like that (a possible 
trail system) is proposed by the applicant or the City. lfthe City decided to put in trails, they would work 
something out with the applicant after the development is in, but right now it will be a natural preserve as is 
with any mitigation that might occur. 

Orzen asked ifthe detention area will work in with the stream. 

Konkol explained that the detention pond will be located outside the vegetation conidor. An outflow pipe 
will come cbwn to a T and spread laterally across the hillside via perforated piping. This will be stretched 
out over 20-25 feet. 

Orzen asked if there was any other way to dissipate the water other than with a pipe. 

Konkol said, per Design Code, there is landscaping associated with the wetland pond. It is limited to two 
sides having concrete, if necessary. He said there is no design on the stonn pond yet so he didn't know yet 
exactly how it would look. 

Orzen suggested considering something more natural, less pervious, and perhaps less costly. 

Konkol then read through the list of CO A's (see page 20). 
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Regarding a required analysis showing impacts on the water quality of affected water resources (COA 3 ), 
Mengel berg asked if that is where the City would iwestigate impacts on the neighboring wells. 

Konkol said this is looking at the actual water resource itself. He said he is not quite sure how to account for 
the wells, admitting that they were not aware the wells existed. He said that would probably need to be a 
separate COA since the wells are not located inside the water resource area. He said this is looking at 
changing flows entering that water resource area, and it seems like this is downstream of those wells. 

Chair Carter added that she wasn't sure they could put the onus on one particular developer when 
something like that is an impact of all development, not a single development. 

Chair Carter asked what an "alternative analysis" would refer to in COA 6, and Konkol said it relates to 
putting the outfall into the vegetative corridor. (Skaar said if they could avoid going into the area, they 
would do so.) 

Regarding the removal of non-native species and replanting with non-nuisance plants (COA 8), Chair 
Carter noted that planting needs to be done in the spring or the fall. Konkol said that timeline would be 
worked into the mitigation plan included in COA 7. 

Mengel berg asked if that would incorporate the idea of preserving as many trees as possible, and Konkol 
said that is the intenti:m. 

Regarding COA 10, which reads, "The applicant shall replace the area of encroachment of the storm pond 
outfall pipe .... ", Chair Carter asked what it would be replaced with. Konkol said ifthe storm pipe spreads 
out and there is 75 feet of impacted area, the applicant is required to replace 75 feet somewhere on the site. 
Therefore, it would be a "one for one" swap. 

In applicant rebuttal, Skaar, said he had a little concern about the conditions regarding lot 2 but he felt sure 
they could work those out. 

Mengelberg asked about the applicant's long-tenn plans for the open space. Skaar said the current plan is 
to give it to the City, and Konkol said such dedications are usually accepted. 

Orzen encouraged the applicant to save as many mature trees as possible, noting that they usually increase 
the value of the homes, they help increase the water quality with the protection of the tree canopy, and they 
can provide some screening. Skaar said he agreed on all counts. 

When Powell asked ifthe applicant's issue with lot 2 is how it will look, Skaar said the original proposal 
was to have a conservation easen1ent recorded on the effected area, which would have been their preference 
for this site as well. He said they have no problem with a prohibition against removing the vegetation in that 
area, but they wanted the area of the lot to be preserved so they could use it for the rear yard setback 
requirement as well as the required lot area of the minimum 6,000 square feet. This way they will need to 
build a fairly shallow house (in terms of depth) to stay out of the vegetated area. 

Chair Carter asked ifit would be up to the property owners to fence off the properties. Skaar said fences 
are often built for the containment of pets and children, but some people would not prefer to build fence. He 
affinned that the applicant will not build the fences. 

Powell said at so1ne other time the PC needs to discuss the use of conservation easements, and Chair Carter 
agreed. 
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When Orzenasked how the water is filtered, Skaar said it is filtered by the pond itself as the water settles in 
the pond. 

Kathy Hogan, 19721 S. Central Point Road, asked ifthere is any way to inforn1 the property owners of those 
lots that abut the strean1 not to dump their grass clippings and other debris into the water quality area. 

Orzen said one way to address such issues is through the neighborhood associations. 

Hogan said, by Skaar's admission, he will probably have to go into the water resource area to lay the pipe 
and she expressed the concern that he restores any disturbed area to its original state. 

Powell reminded her that Skaar said he wouldn't go into that area unless it was absolutely necessary. 

Regarding Hogan's concern about the dumping, Drentlaw said staff is currently considering the Water 
Resource section of Code as well as several others to include a provision for signs that delineate the buffer 
area. 

There was no applicant rebuttal. 

The public hearing was closed at 8:40 p.m. 

Orzenasked when findings of the NEMO project would come forward, which would address some of these 
issues. 

Konkol said they are still working through the Code recommendations that NEMO produced, but there is no 
scheduled date yet. 

Mcngelberg said she was encouraged by the applicant's will to preserve trees and look at alternative ways to 
deal with stom1 drainage, and his concurrence that the COA' s are generally acceptable with the exception of 
impacts on lot 2, which may be worked on in the Design Review phase. Therefore, she said she didn't see 
any problem with approving this request. 

Powell concurred, saying most of his issues had been covered. 

Orzen moved to approve WR-02-18 for the request for a water resource detem1ination and reduction of the 
vegetated corridor with Conditions of Approval as recommended by staff. Powell seconded the motion, and 
it passed unani1nously. 

5. NEW BUSINESS 

Drentlaw reminded the PC of the upcoming calendar, noting that the agenda for April 28'" is very full; the 
meeting on May 12'" will begin at 6:00 for WaJ.Mart and several other items on that agenda; there is a work 
session scheduled for May 14'" for discussion of the 1" Street Corridor plan and implementation; and the 
meeting for May 26'" is cancelled because it falls on Memorial Day. He noted, however, that they may need 
to schedule a special meeting later that week but that will be determined closer to the date. 

Drentlaw also said Powell had requested some PC training for quas~ judicial hearings. Powell said his 
initial request was for himself and Lajoie as new members, but it could be for everyone if they wished to 
participate. Mengelberg said it would be a good refresher for them all, and others concurred. Drentlaw said 
he would work toward such a session. 
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Konkol noted that PC agendas, draft minutes, approved minutes, and all staff reports are now on the Internet 
under "Plarming Department." Also, by the end of tl1is week, all new applications dated March I" or later 
(including an address or a tax lot description) and a link to the notice that is mailed to property owners within 
300 feet will be on the web site. 

Chair Carter said Mayor Norris called to ask for the date of the Wa>Mart hearing so she could armounce it 
and Chair Carter inadvertently told her it would be May 14'". She then confirmed that the Wa>Mart hearing 
will be on the regular meeting date of May 12'" at 6:00 p.m. 

Chair Carter asked again for an updated telephone list of the PC and City Commission members, which 
Konkol said he would get for her. 

When asked when the next joint session would be held, staff said no date has been set yet. 

Mengelberg asked when the minutes of the Wa>Mart hearings would be available so the commissioners can 
review them in preparation for the next hearing. Konkol said he is reviewing them and will try to distribute 
them in the next mailing. 

Powell asked what staffs plans are for bringing the Comp Plan forward. Drentlaw said he has been meeting 
with our consultant and they will be putting together an additional scope of work so we can continue the 
process. He said it was left off at the work session level-there were no public hearings, which will be the 
next step. He said there are still some edits to do, some mapping, a lot of noticing requirements, and 
continuing work on Code am,ndments. In conclusion, he said hopefully this can be accomplished in a month 
and a half or two months. 

Powell said he would like to look through those, citing a recent problem with a use in a zoned area in the 
McLoughlin area, and he is concerned that similar problems don't come about. He said he hopes the zoning 
can be changed along that corridor soon because there are a lot of empty buildings there and several citizens 
have asked him when this zoning will be changed. 

Drentlaw said adult businesses are very hard to regulate because of freedom of speech issues so we will 
need to get our attorney's involvement. 

Mengelberg asked if the process would be to do the Comp Plan and then to look at the zoning ordinance to 
make sure it is in concurrence with the newly adopted Comp Plan, particularly to make sure that if the new 
Comp Plan is taking a different direction, the zoning ordinance works with it. 

Drentlaw said staff is working on that now. He said he hopes we can get the Comp Plan and tl1e Comp Plan 
Map adopted with the designations. However, he doesn't see the City initiating rezonings any time soon 
because it is very time consuming and gets very political when the City starts proposing things for private 
property owners in terms of zone changes. But he said we do want to get our Code in con1pliance in tenns of 
being complin1entary to our new categories. 

6. ADJOURN 
With no other business at hand, the meeting was adjourned at 8:55 p.m. 

!?. ,, ~3 
Linda Carter, Plaru1ing Commission 
Chairperson 
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